ATTACHMENT 3
COUNTY OF SAN LUIS OBISPO

DEPARTMENT OF PLANNING AND BUILDING
STAFF REPORT

bromoting e oftand SUBDIVISION REVIEW BOARD

Helping build great communities

[veETNG DATE CONTACT/PHONE APPLICANT FILE NO.
October 6, 2014 Megan Martin Damien and Katheryne  CO 14-0021
(805) 781-4163 Mavis, Patrick Arnold SUB2013-00054

mamartin@co.slo.ca.us

SUBJECT

A request by Damien and Katheryne Mavis and Patrick Arnold for a Tentative Parcel Map and Development
Plan/Coastal Development Permit to allow for 1) the subdivision of an existing 6,000 square foot parcel into
two 3,000 square foot residential parcels, 2) construction of two single family residential units of 1,983 square
[feet and 1,917 square feet on the proposed residential parcels, and 3) use of the residences as two separate
vacation rentals. The residences will be 25 feet in height above natural grade and will each have attached
garages. The project will result in the disturbance of the entire parcel through development, landscaping and
associated improvements. The project is located on the south side of Avila Beach Drive on Colony Lane,
within the community of Avila Beach, in the San Luis Bay Coastal planning area.

RECOMMENDED ACTION

1. Adopt the Mitigated Negative Declaration in accordance with the applicable provisions of the California
Environmental Quality Act, Public Resources Code Section 21000 et seq.

2. Approve Tentative Parcel Map CO14-0021 and Development Plan/Coastal Development Permit

SUB2013-00054 based on the findings listed in Exhibit A and the conditions listed in Exhibit B

ENVIRONMENTAL DETERMINATION
The Environmental Coordinator, after completion of the initial study, finds that there is no substantial evidence
that the project may have a significant effect on the environment, and the preparation of an Environmental
Impact Report is not necessary. Therefore, a Mitigated Negative Declaration (pursuant to Public Resources
Code Section 21000 et seq., and CA Code of Regulations Section 15000 et seq.) has been issued on August
21, 2014 for this project. Mitigation measures are proposed to address cultural resources, geology and soils,
noise, public services/utilities, recreation, and transportation/circulation and are included as conditions of

approval.
LAND USE CATEGORY COMBINING DESIGNATION ASSESSOR PARCEL NUMBER ~ |SUPERVISOR
Residential Multi-Family |Archaeologically Sensitive, Local 076-196-016 DISTRICT(S)

Coastal Plan Area, Coastal 3
Appealable Zone

PLANNING AREA STANDARDS:
Avila Beach Specific Plan

LAND USE ORDINANCE STANDARDS:
Minimum Parcel Size

EXISTING USES:

\VVacant, undeveloped

SURROUNDING LAND USE CATEGORIES AND USES:
North: Recreation / Avila Beach Golf Course
|[East: Residential Multi Family / Vacant
South: Residential Multi Family / Residences
\West: Residential Multi Family / Vacant

————————————————————]

ADDITIONAL INFORMATION MAY BE OBTAINED BY CONTACTING THE DEPARTMENT OF PLANNING & BUILDING AT:
CoUNTY GOVERNMENT CENTER y SAN Luis OBIsPO y CALIFORNIA 93408 y (805) 781-5600 y Fax: (805) 781-1242

Page 1 of 123



Subdivision Review Board
C014-0021/Mavis & Arnold
Page 2

ATTACHMENT 3

OTHER AGENCY / ADVISORY GROUP INVOLVEMENT:

The project was referred to: Public Works, Environmental Health, General Services/Parks, Building Division,
Cal Fire, HEAL SLO, Avila Community Services District, California Coastal Commission, Avila Valley Advisory
Council.

TOPOGRAPHY: VEGETATION:
Site is nearly level with one steep short slope across the Non-native scattered grasses
northern third of the property.

PROPOSED SERVICES: ACCEPTANCE DATE:
\Water supply: Community system May 9, 2014
Sewage Disposal: Community sewage disposal system
|Fire Protection: Avila Beach Fire

PROJECT HISTORY:

The project site is located on an existing legal lot within the “old railroad right of way” along Avila
Beach Drive in the community of Avila Beach. The lots within this area were approved by a lot
line adjustment in August 1997 and recorded by parcel (final) map at Book 54, Page 73. (This
parcel is Parcel 11 of COAL 96-112).

PROJECT DESCRIPTION:

The proposed project is a planned development which includes the subdivision of one
approximately 6,000 square foot parcel into two parcels, and the subsequent development of
two residential units. The proposed parcels will each be approximately 3,000 square feet. One
residence will be approximately 1,913 square feet with an attached two car garage, and the
second residence will be approximately 1,983 square feet with an attached two car garage.
Both residences will be used as separate vacation rentals. Access for the parcels will be off a
private easement (Colony Lane) and the lots will not have vehicular access from Avila Beach
Drive.

ORDINANCE COMPLIANCE:
TITLE 21 REAL PROPERTY DIVISION ORDINANCE

Section 21.09.010 - Quimby Fees

Title 21, the Real Property Division Ordinance, establishes an in-lieu fee for all new land
divisions for the purpose of developing new, or rehabilitating existing park or recreational
facilities to serve land divisions.

Staff Response: Payment of the parkland fee for all undeveloped parcels is required prior to
map recordation.

Section 21.03.010 - Design Criteria: Factors to be considered

The proposed parcels are consistent with the design criteria set forth in Chapter 3 of Title 21 of
the Real Property Division Ordinance. Design standards include but are not limited to
compliance with all ordinance and general plan requirements, Subdivision Map Act regulations,
landscaping, access and circulation, drainage, water and sewer services, utilities, and any
additional coastal requirements.
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TITLE 23 COASTAL ZONE LAND USE ORDINANCE

Minimum Parcel Size

Section 23.04.028 of the Coastal Zone Land Use Ordinance establishes standards for
determining minimum parcel sizes in the Residential Multi-Family land use category. Generally,
minimum parcel size standards are determined by a series of tests that include the type of road
that provides access to the site, slope, and type of wastewater facility available to the site.
However, this project is subject to Section 23.04.028(d) - Condominiums, which allows for a
smaller parcel size with Development Plan approval, as long as the following can be met:

1. The common ownership external parcel is in compliance with the provisions of this
section; and

2. The density of residential units is in compliance with Section 23.04.084 where the project
is located in the Residential Multi Family land use category.

Staff Response: The proposed project meets both of these requirements as the common
ownership parcel (i.e. “parent parcel’) is 6,000 square feet, which meets the minimum parcel
size requirement of 6,000 square feet and is in compliance with the density requirements of Title
23 (Section 23.04.084). The Avila Beach Specific Plan density standards override Section
23.04.084 but in this case are the same. For further discussion on multi-family density, refer to
the density section of this staff report under Avila Beach Specific Plan.

Section 23.04.160 - Parking
Parking requirements for single family dwellings require 2 parking spaces per dwelling. The
proposed project includes two spaces for each residence.

Staff Response: The proposed project complies with this requirement. Each residence will
have an attached two-car garage at the lower level.

Section 23.04.100 — Setbacks

The front property line for the project site is parallel with Avila Beach Drive. For all residential
uses, a minimum front setback of 25 feet is required; the rear property line for the site is parallel
with Colony Lane. The minimum rear setback is 10 feet on sites of less than one acre in net
area. Side setbacks within urban and village reserve areas are to be 10 percent of the lot width,
to a maximum of five feet but not less than 3 feet on sites less than one acre in net area.

Staff Response: The proposed project complies with these requirements. The proposed single
family residences will be setback from the front property line approximately 27 feet and setback
from the rear property line 10 feet. The proposed side setback from adjacent lots is 3 feet which
meets the 10 percent lot width setback requirement.

Section 23.04.110(f) — Side setbacks for special development types

The project will consist of common wall development, where any two dwelling units, and/or their
accessory garages are constructed on adjoining lots without setbacks between them. The two
dwelling units may be constructed as such provided that:

1. The setback has been eliminated through Subdivision Map or Development Plan
approval;

2. A common wall or party wall agreement, deed restriction or other enforceable restriction
has been recorded; and

3. The side setbacks opposite the common wall property line are not less than two times
the minimum width required by this section.

4. Common wall construction is in compliance with the Uniform Building Code.
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Staff Response: As a condominium/planned development the proposed project falls under a
different ordinance section (23.04.028d). Condominiums and planned developments may have
attached common walls by definition. Side setbacks from adjacent property lines are set by the
Land Use Ordinance as discussed above..

Section 23.08.165 — Residential Vacation Rentals

A residential vacation rental is the use of an existing residence as a rental for transient use.
This does not include the rental of the entire residence for periods of thirty days or longer. In all
Residential and Recreation land use categories, no parcel shall be approved for a residential
vacation rental if it is within 50 feet of another parcel with a residential vacation rental and/or
other visitor serving accommodation. This location standard may be modified through a Minor
Use Permit approval when a Development Plan is not otherwise required.

Staff Response: The proposed project does not meet the location standard because it is within
50 feet of an existing vacation rental. The applicant has submitted a request as a part of the
project description to modify the location standard to allow for both residences to be used as
vacation rentals. This request to modify the location standard is made part of the Development
Plan and as such, complies with these requirements as conditioned.

PLANNING AREA STANDARDS:

San Luis Bay Area Plan

Avila Beach Specific Plan

The Avila Beach Specific Plan, and any amendments made thereto is hereby incorporated into
this Land Use Element as though it were fully set forth here. All development within the Avila
Beach Specific planning area (as shown above) is to be in conformity with the adopted Specific
Plan, as well as all other applicable LCP standards. In the event of any conflict between the
provisions of the San Luis Bay Area Plan and the Specific Plan, the Specific Plan shall control.

Residential Standards. All new residential development shall be designed to protect public view
corridors to the beach and ocean.

Staff Response: The proposed project does not inhibit any public view corridors. The best
public views in this area are through the street corridors which are protected rights of way. This
project site contains development adjacent to the south-west (mix of commercial and residential
development) which currently block views along Avila Beach Drive in this particular location to
the beach and ocean. This project will not further inhibit existing views of the beach and ocean
because of existing surrounding development.

Storm Drainage. The project is required to incorporate Best Management Practices (BMP’s) to
address storm water runoff.

Staff Response: The combined set of BMP’s shall be designed to treat and infiltrate storm

water runoff up to and including the 85th percentile storm event. The proposed project is
conditioned to include BMP’s in the grading and drainage plans to meet this requirement.
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AVILA BEACH SPECIFIC PLAN STANDARDS:

Density

Allowable density shall be low density (up to 15 units to the acre), but can be increased up to 38
units to the acre if the following conditions are met (to be determined by the Planning
Commission through Development Plan review):

1. There would be no greater obstruction of public views and no greater limitation of solar
access to adjacent properties than at 15 units per acre;

2. The bulk, massing and design character of the project would be consistent with that of
the surrounding adjacent parcels, and

3. All other design guidelines and standards applicable to Residential Multi Family are met.

Staff Response: The project as proposed is designed at the high density level relative to the
maximum floor area and minimum open area required. The project complies with the criteria for
increased density because there is no greater obstruction of public views due to existing
development adjacent to the property. There is also no greater solar obstruction to the nearest
existing residence which is located approximately 45 feet to the south. The project complies
with all ordinance requirements as conditioned.

The required base square footages for high density include the following:

_ DENSITY MAX FLOOR AREA | MIN. OPEN AREA

Allowed | 38 units/acre (5 units) 65% (3,900 sq ft) 40% (2,400 sq ft)

Proposed 2 units 3,900 sq ft 3,295 sq ft.
Setbacks

To achieve conformance with existing development patterns, front setback requirements should
be consistent with adjacent parcels. The proposed project is not located adjacent to any
existing structures on Avila Beach Drive, which would affect the front setback requirement. The
front setback for the proposed project is 25 feet as per the Coastal Zone Land Use Ordinance.

Allowable Building Height
Building height should be 20 feet, however maximum height is 25 feet provided the following are
met:

1. Height would result in no greater obstruction of public views and no greater limitation of
solar access to adjacent properties than a 20 foot building.

2. The building has a pitched roof with a slope greater than 2.5 in 12, and the additional
height above 20 feet is used to achieve this pitched roof. Height shall be measured as
specified in the Coastal Zone Land Use Ordinance.

Staff Response: The project is proposed to be 25 feet as measured from average natural
grade. The project would not result in greater obstruction of public views and no greater
limitation of solar access to adjacent properties. The building has a pitched roof with a slope of
5 to 12, and the additional height above 20 feet is used to achieve this pitched roof. The
proposed project complies with the two height requirements for solar access and roof pitch as
proposed.

Off-Street Parking requirements and location
Parking requirements are set forth in the Coastal Zone Land Use Ordinance for the proposed
project (see parking under ordinance requirements for specific numbers). To reduce visual
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impacts, required parking spaces shall not be located in the front setback, except as provided in
paragraph 23.04.108 a(2) of the Coastal Zone Land Use Ordinance.

Staff Response: The proposed project complies with this requirement. Both residences have
proposed all off-street spaces (two spaces per residence) to be located within the attached
garages.

Drainage Requirements

All new development within the Residential Multi-Family area shall conform to the drainage
standards described in the Avila Beach Urban Area Standards in the San Luis Bay Area Plan.
This project complies with this standard as conditioned.

Affordable Housing

CZLUO section 23.04.092 requires new residential developments of more than eleven units set
aside 15% of multifamily units for households of low or moderate income. The proposed project
includes two residential units and therefore is exempt from this requirement because it is less
than 11 units.

COMBINING DESIGNATIONS:

Local Coastal Program
The project site is located within the California Coastal Zone as determined by the California
Coastal Act of 1976 and is subject to the provisions of the Local Coastal Program.

Coastal Appealable Zone
The project is appealable to the Coastal Commission because the project is between the first
public road and the ocean.

COMMUNITY ADVISORY GROUP COMMENTS:

Avila Valley Advisory Council Sub-Committee: The Avila Valley Advisory Land Use Committee
met on March 27, 2014 to discuss the proposed project. Comments and concerns by the sub-
committee were heard by the applicant and staff and it was determined that additional
information and a follow-up meeting was necessary prior to the sub-committee submitting its
comments to the Avila Valley Advisory Committee. Revised plans were submitted to staff but
these plans were not forwarded to the sub-committee and a follow-up meeting was not
scheduled. A follow-up meeting has been scheduled for October 1, 2014 where the sub-
committee will discuss the revised plans and provide additional comments to the Avila Valley
Advisory Committee. The following concerns related to the project were summarized by the
sub-committee in electronic mail dated September 7, 2014 and the first meeting held March 27,
2014.

1. Lot Width — Section 23.04.090g.(1) provides for a minimum lot width of 35’.

Staff Response: Section 23.04.090g(1) provides for a minimum lot width of 35 feet for
affordable housing density bonus. The proposed project is not requesting an affordable housing
density bonus and therefore is not subject to the standards provided in Section 23.04.090g (1).

2. Side Setback — Section 23.04.110f.(2)(ii) Common Wall Development provides for side
setbacks to be at least twice the setback as established for a Condominium multi-family
project, which for this project is 10% of the 30" width or 3’. The required setback is 6’. The
applicant has proposed only 3'.
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Staff Response: This proposed condominium project is subject to ordinance section
(23.04.028d). Condominiums and planned developments may have attached common walls by
definition. Side setbacks from adjacent property lines in the residential multi-family land use
category are set by the Land Use Ordinance Section 23.04.100 at 3 feet.

3. Building Height — Section 23.04.122 illustrates the Measurement of Height to determine the
average mean elevation. The applicant has incorrectly determined this average mean
elevation resulting in a higher building height than allowed by the Specific Plan.

Staff Response: Figure A1.1 illustrates “lower finish floor” and “main finish floor” which is not
the same as the highest and lowest point where the exterior walls touch the natural grade as
required by Section 23.04.122 — Measurement of Height. “Lower finish floor” and “main finish
floor” is the surveyed elevation where the residences floors will sit when the site has been
graded. Figure C-2 illustrates the existing elevation contours existing across the proposed
parcels. The highest point where an exterior wall touches the natural grade is approximately 16
feet; the lowest point where an exterior wall touches the natural grade is approximately 8 feet.
The average natural grade is approximately 12 feet. The applicant correctly determined the
average natural grade and as conditioned is limited to a maximum height of 25 feet above
natural grade. The proposed residence will not exceed 25 feet in height above average natural
grade.

4. The applicants are requesting these residences be used as “vacation rentals”. This conflicts
with 23.08.165¢c (Residential vacation rentals) ordinance which states: “within the Avila
Beach Community Service District boundaries, in all residential/recreational land use
categories, no two (2) contiguous parcels (APN#s) shall be vacation rentals and no two (2)
contiguous or adjacent units in a parcel (one APN#) shall have vacation rentals.”

Staff Response: In all Residential and Recreation land use categories within Avila Beach, no
parcel shall be approved for a residential vacation rental if it is within 50 feet of another parcel
with a residential vacation rental and/or visitor-serving accommodation. This location standard
may be maodified through a Minor Use Permit approval when a Development Plan is not
otherwise required. The applicant has requested the location standard be modified through
consideration of the Development plan.

AGENCY REVIEW:

Public Works: Comments and recommended conditions of approval received March 18, 2014
and March 21, 2014 are kept in the file and included as part of Exhibit B — Conditions of
Approval. Additionally, Public Works requested the applicant demonstrate whether the project
is subject to LUO Section 22.10.155 for Stormwater Management and that a Stormwater Quality
Plan be submitted for review and approval.

Staff Response: The applicant submitted a Stormwater Control Plan application to Public
Works. Public Works determined based on the impervious surface values no improvements
were needed (T. Tomlinson, 2014). Conditions of approval have been included as part of
Exhibit B — Conditions of Approval.

Environmental Health: “The applicant has not obtained a preliminary health clearance letter and
should do so. A valid will serve/intent to serve from ABCSD is needed.” (Leslie Terry, April 14,
2014).

Staff Response: The applicant has obtained a valid intent to serve letter from the ABCSD (K.
Richardson, March 13, 2014).
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General Services/Parks: “Pay Quimby Fees.” (Elizabeth Kavanaugh, May 6, 2014)

Staff Response: The project as conditioned is required to pay parkland fees.

Building Division: Comments included in Exhibit B — Conditions of Approval as applicable.
Cal Fire: Fire Safety Plan received August 24, 2014 (Tony Gomes, August 24, 2014).

HEAL SLO: “Healthy Communities supports the potential resulting effect of adding density to
the area... recommend the provision of future crosswalk infrastructure and appropriate signage
at the intersection of Avila Beach Drive and San Miguel Street, which would provide an
additional link to the Bob Jones Trail and access to the downtown corridor.” (HEAL-SLO, May 8,
2014).

Avila Community Services District: “The applicant will need to meet all conditions of will serve
fee water and sewer and pay all applicable fees”; (Kathryn Richardson, March 13, 2014.)

Staff Response: The applicant is responsible for contacting the Avila Beach Community
Services District to confirm water and sewer conditions and all fees have been met.

Port San Luis Obispo Harbor District: In a letter dated September 4, 2014, the Harbor District
requested that the proper Best Management Practices and good housekeeping be implemented
during construction. During recent construction activities in close proximity to the planned
project site, litter and construction debris accumulated in the area due to poor housekeeping
and lack of adequate BMPs. The District requests that sufficient efforts be made to ensure
similar incidents to do not occur during the planned construction project. These efforts should
entail daily work site housekeeping, proper use of BMPs, and removal of any construction
debris that enters the parking lot or stormwater swale.

Staff Response: The project, as conditioned, is required to incorporate BMPs into construction
to address storm water runoff. These measures will be included on the drainage and grading
plans and are designed to treat and infiltrate water runoff up to and including the 85" percentile
storm event. In addition, the project as conditioned will be required to provide good
housekeeping practices to ensure construction debris and litter do not accumulate during or
after construction.

California Coastal Commission: None received.

LEGAL LOT STATUS:
The one existing parcel was legally created by the recordation of a map for Lot Line Adjustment
COAL 96-112, Parcel #11 (Book 54, Page 73 of Parcel Maps).

Staff report prepared by Megan Martin and reviewed by Terry Wahler and Steve McMasters.
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FINDINGS - EXHIBIT A
FINDINGS FOR DEVELOPMENT PLAN/COASTAL DEVELOPMENT PERMIT

Environmental Determination

A

The Environmental Coordinator, after completion of the initial study, finds there is no
substantial evidence that the project may have a significant effect on the environment,
and the preparation of an Environmental Impact Report is not necessary. Therefore, a
Mitigated Negative Declaration (pursuant to Public Resources Code Section 21000 et
seq., and CA Code of Regulations Section 15000 et seq.) has been issued on August
21, 2014 for this project. Mitigation measures are proposed to address cultural
resources, geology and soils, noise, public services/utilities, recreation, and
transportation/circulation and are included as conditions of approval.

Development Plan

B.

The proposed project or use is consistent with the San Luis Obispo County General Plan
because the use is an allowed use and as conditioned is consistent with all of the
General Plan policies.

As conditioned, the proposed project or use satisfies all applicable provisions of Title 23
of the County Code.

The establishment and subsequent operation or conduct of the use will not, because of
the circumstances and conditions applied in the particular case, be detrimental to the
health, safety or welfare of the general public or persons residing or working in the
neighborhood of the use, or be detrimental or injurious to property or improvements in
the vicinity of the use because the proposed 2 residential units do not generate activity
that presents a potential threat to the surrounding property and buildings. This project is
subject to Ordinance and Building Code requirements designed to address health, safety
and welfare concerns.

The proposed project or use will not be inconsistent with the character of the immediate
neighborhood or contrary to its orderly development because the single family style
residential units are similar to, and will not conflict with, the surrounding lands and uses.

The proposed project or use will not generate a volume of traffic beyond the safe
capacity of all roads providing access to the project, either existing or to be improved
with the project because the project is located on Avila Beach Drive and San Miguel
Streets, local roads constructed to an improvement standard that will accommodate the
additional vehicle trips.

Condominiums

G.

The proposed lot split into two 3,000 square foot parcels is justified because the
residential unit ownership project, as determined with this Development Plan is
consistent with the following findings:

Page 1 of 2
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1. The common ownership external parcel is in compliance with the provisions of the
Coastal Zone Land Use Ordinance because it meets the minimum parcel size of
6,000 square feet prior to subdivision.

2. The density of the residential units (two units) is in compliance with Section
23.04.084 because it is below the maximum allowable.

Modification

H.

Modification of the location standard as setforth in section 23.08.165 — Residential
Vacation Rentals may be modified to less than 50 feet for both residences from the
nearest existing vacation rental because the project is consistent with all other provisions
of the section and because there are specific conditions relative to the site including site
location, access and onsite parking that justifies the residences to be used as a vacation
rental. The site is located approximately 0.2 miles from recreation and visitor-serving
uses and will provide for two off-street parking spaces per residence to limit street
parking. Given the visitor serving nature of the surrounding neighborhood, off-street
parking availability, private access driveway (Colony Lane), and because the proposed
use would not create any significant impacts as conditioned, the project meets all
CZLUO standards for Residential Vacation Rentals and the modification of the location
standard is justified.

Archeological Sensitive Area

The site design and development incorporate adequate measures to ensure that
archeological resources will be acceptably and adequately protected because should
resources be encountered construction will stop and the applicant will contact the
County Planning and Building Department and Native American Representative.

J. The site design and development cannot be feasibly changed to avoid intrusion into or
disturbance of archaeological resources. Construction will use appropriate methods, as
conditioned, to protect the integrity of the site.

Coastal Access

K. The proposed use is in conformity with the public access and recreation policies of

Chapter 3 of the California Coastal Act, because the project is not adjacent to the coast
and the project will not inhibit access to the coastal waters and recreation areas.

Page 2 of 2
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CONDITIONS OF APPROVAL - EXHIBIT B
CONDITIONS FOR DEVELOPMENT PLAN/COASTAL DEVELOPMENT PERMIT

Approved Development

1. This approval authorizes:

a. Request by Damien and Katheryne Mavis and Patrick Arnold for a Tentative Parcel
Map and Development Plan/ Coastal Development Permit to allow for 1) the
subdivision of an existing 6,000 square foot parcel into two 3,000 square foot
residential parcels, 2) construction of two single family residential units of 1,983
square feet and 1,917 square feet with attached two car garages on the proposed
residential parcels, and 3) use of the residences as two separate vacation rentals.
The project will result in the disturbance of the entire parcel through development,
landscaping and associated improvements.

b. The maximum height of the residences shall be 25 feet as measured from average
natural grade.

Conditions required to be completed at the time of application for construction permits

Site Development

2. At the time of application for construction permits plans submitted shall show all
development consistent with the approved site plan, floor plan, architectural elevations
and landscape plan.

3. At the time of application for construction permits, the applicant shall provide details
on any proposed exterior lighting, if applicable. The details shall include the height,
location, and intensity of all exterior lighting. All lighting fixtures shall be shielded so that
neither the lamp nor the related reflector interior surface is visible from adjacent
properties. Light hoods shall be dark colored.

4. At the time of application for construction permits, the applicant shall provide roofing
materials which comply with the requirements of the Avila Beach Specific Plan and are
non-reflective materials.

Fire Safety

5. At the time of application for construction permits, all plans submitted to the
Department of Planning and Building shall meet the fire and life safety requirements of
the California Fire Code.

Services
6. At the time of application for construction permits, the applicant shall provide a letter

from Avila Beach Community Services District stating they are willing and able to service
the property.
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Conditions to be completed prior to issuance of a construction permit

Noise
7.

Fees
8.

(N-1) The applicant will demonstrate that the homes are designed to minimize interior
noise exposure including, but not limited to the following features:

a. Air conditioning or a mechanical ventilation system

b Solid core exterior doors with perimeter weather stripping and threshold seals
C. Exterior finish stucco or brick veneer (or wood siding with plywood under layer)
d Roof or attic vents baffled.

Prior to issuance of a construction permit, the applicant shall pay all applicable
school and public facilities fees.

Best Management Practices

9.

10.

Prior to issuance of a construction permit, the construction documents shall show
that the project complies with Best Management Practices (BMP’s) to address storm
water runoff. The combined set of BMP’s shall be designed to treat and infiltrate storm
water runoff up to and including the 85™ percentile storm event.

“Naturally-occurring asbestos” has been identified by the State Air Resources Board as
a toxic air contaminant. Serpentine and ultramafic rocks are very common in the state
and may contain naturally occurring asbestos. Under the State Air Resources Board Air
Toxics Control Measure (ATCM) for Construction, Grading, Quarrying, and Surface
Mining Operations, prior to construction permit issuance, a geologic investigation will
be prepared and then submitted to the county to determine the presence of naturally-
occurring asbestos. If naturally occurring asbestos is found at the site, the applicant
must comply with all requirements outlined in the Asbestos ATCM before grading
begins. These requirements may include, but are not limited to, 1) preparation of an
“Asbestos Dust Mitigation Plan”, which must be approved by APCD before grading
begins; 2) an “Asbestos Health and Safety Program”, as determined necessary by
APCD. (For any questions regarding these requirements, contact Karen Brooks (APCD)
at (805) 781-5912 or go to http://www.slocleanair.org/business/asbestos.asp). Prior to
final inspection or occupancy, whichever occurs first, when naturally-occurring
asbestos is encountered, the applicant shall provide verification from APCD that the
above measures have been incorporated into the project.

Conditions to be completed during project construction

11.

Fugitive PM10 Mitigation Measures (All required PM10 measures shall be shown on
applicable grading or construction plans. In addition, the developer shall designate
personnel to insure compliance and monitor the effectiveness of the required dust
control measures (as conditions dictate, monitor duties may be necessary on weekends
and holidays to insure compliance); the name and telephone number of the designated
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monitor(s) shall be provided to the APCD prior to construction/grading permit
issuance)

a. Reduce the amount of the disturbed area where possible;

b. Use of water trucks or sprinkler systems in sufficient quantities to prevent
airborne dust from leaving the site. Increased watering frequency would be
required whenever wind speeds exceed 15 mph. Reclaimed (nonpotable) water
should be used whenever possible;

c. All dirt stock-pile areas should be sprayed daily as needed;

d. Permanent dust control measures identified in the approved project revegetation
and landscape plans should be implemented as soon as possible following
completion of any soil disturbing activities;

e. Exposed ground areas that are planned to be reworked at dates greater than one
month after initial grading should be sown with a fast-germinating native grass
seed and watered until vegetation is established;

f. All disturbed soil areas not subject to revegetation should be stabilized using
approved chemical soil binders, jute netting, or other methods approved in
advance by the APCD;

g. All roadways, driveways, sidewalks, etc. to be paved should be completed as
soon as possible. In addition, building pads should be laid as soon as possible
after grading unless seeding or soil binders are used;

h. Vehicle speed for all construction vehicles shall not exceed 15 mph on any
unpaved surface at the construction site;

i. All trucks hauling dirt, sand, soil, or other loose materials are to be covered or

should maintain at least two feet of freeboard (minimum vertical distance
between top of load and top of trailer) in accordance with CVC Section 23114.

Cultural Resources

12.

13.

14.

(CR-1) During construction/ground disturbing activities, the applicant shall comply
with all requirements of the Cultural Resources Monitoring Plan submitted by Applied
EarthWorks Inc., dated May 2008 and revised December 2008, including retaining a
Chumash representative during ground disturbance.

(CR-2) Any soil from the embankment that is excavated shall remain on the lot where it
originated from or be transported to the approved location as shown on the “Colony
Retrieval Site” map dated July 15, 2006. Reburial and relocation of cultural materials at
this location shall be conducted under the authority of the local Chumash representative
and the project archaeologist who shall also be on site during depositing of materials
and/or reburial activities.

(CR-3) Prior to final inspection, the applicant shall submit the final Phase |l
monitoring/mitigation report (to be completed by Applied EarthWorks, Inc.) detailing all
field and laboratory work completed, materials recovered, and conclusions reached
during all monitoring activities for review and approval. This report shall show how the
project complied with all the required mitigation measures outlined in the submitted
monitoring report by Applied EarthWorks, Inc. (May 2008).
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ATTACHMENT 3
ATTACHMENT 2

(CR-4) During construction/ground disturbing activities, in the event archaeological
resources are found to include human remains, or in any other case when human
remains are discovered during construction, the County Coroner shall be notified in
addition to the department of Planning and Building so proper disposition may be
accomplished. If human remains are unearthed, State Health and Safety Code Section
7050.5 require that no further disturbance shall occur until the County Coroner has made
the necessary findings as to the origin and disposition and pursuant to Public Resources
Code Section 5097.98. If the remains are determined to be of Native American descent,
the coroner has 24 hours to notify the Native American Heritage Commission (NAHC).
The NAHC will then contact the most likely descendent of the deceased Native
American, who will then serve as consultant on how to proceed with the remains (i.e.
avoid, rebury).

Building Height

16.

The maximum height of the project is 25 feet from average natural grade.

a. Prior to any site disturbance, a licensed surveyor or civil engineer shall stake the
lot corners, building corners, and establish average natural grade and set a
reference point (benchmark).

b. Prior to approval of the foundation inspection, the benchmark shall be inspected
by a building inspector prior to pouring footings or retaining walls, as an added
precaution.

c. Prior to approval of the roof nailing inspection, the applicant shall provide the
building inspector with documentation that gives the height reference, the allowable
height and the actual height of the structure. This certification shall be prepared by a
licensed surveyor or civil engineer.

Geology and Soils

17.

18.

(GS-1) The applicant shall comply with the recommendations and requirements, or
comparable, listed in the submitted Soils Engineering Report and Engineering Geology
Investigation for The Colony, Lots 1 and 11, Avila Beach Drive, Avila Beach, San Luis
Obispo County, California, GeoSolutions, Inc., March 18, 2013 to include: preparation of
building pads, paved areas, pavement design, mat foundation, post-tensioned slabs,
slab-on-grade construction, retaining walls.

All applicable geologic mitigation measures from the GeoSolutions Report, March 18,
2013 geologic evaluation will be shown on the grading and building plans. Compliance
will be verified by the project engineering geologist with onsite visits during grading, and
verification of all construction documents. Any changes to the requirements requested
by the project engineering geologist due to unforeseen site conditions shall be reviewed
and approved by the Department of Planning and Building and the project engineering
geologist, and shall be shown on all construction documents.
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Conditions to be completed prior to occupancy or final building inspection
lestablishment of the use

19.

20.

21.

Landscaping in accordance with the approved landscaping plan shall be installed before
final building inspection. All landscaping shall be maintained in a viable condition in
perpetuity.

Prior to occupancy or final inspection, whichever occurs first, the applicant shall
obtain final inspection and approval from Cal Fire of all required fire/life safety measures.

Prior to occupancy of any structure associated with this approval, the applicant
shall contact the Department of Planning and Building to have the site inspected for
compliance with the conditions of this approval.

Cultural Resources

22.

23.

24.

Upon completion of all monitoring/mitigation activities, and prior to occupancy or final
inspection (whichever occurs first), the consulting archaeologist shall submit a report to
the Environmental Coordinator summarizing all monitoring/mitigation activities and
confirming that all recommended mitigation measures have been met.

Prior to final inspection, an easement shall be recorded over the approved location as
shown on the “Colony Retrieval Site” map dated November 19, 2008 from Above Grade
Engineering as to prohibit any future disturbance of the buried cultural materials.
Easement language shall be reviewed and approved by the Department of Planning and
Building.

Prior to final inspection the applicant shall submit the final Phase Il
monitoring/mitigation report (completed by Applied Earthworks) detailing all field and
laboratory work completed, materials recovered, and conclusions reached during all
monitoring activities for review and approval. This report shall show how the project
complied with all the required mitigation measures outlined in the submitted monitoring
report by Applied Earthworks (December 2008).

On-going conditions of approval (valid for the life of the project)

25.

26.

This land use permit is valid for a period of 24 months from its effective date unless time
extensions are granted pursuant to Land Use Ordinance Section 23.02.050 or the land
use permit is considered vested. This land use permit is considered to be vested once a
construction permit has been issued and substantial site work has been completed.
Substantial site work is defined by Land Use Ordinance Section 23.02.042 as site work
progressed beyond grading and completion of structural foundations; and construction is
occurring above grade.

All conditions of this approval shall be strictly adhered to, within the time frames
specified, and in an on-going manner for the life of the project. Failure to comply with

these conditions of approval may result in an immediate enforcement action by the
Department of Planning and Building. If it is determined that violation(s) of these

Page 5 of 6

Page 15 of 123



27.

ATTACHMENT 3
ATTACHMENT 2

conditions of approval have occurred, or are occurring, this approval may be revoked
pursuant to Section 23.10.160 of the Land Use Ordinance.

Only the following types of wood burning devices shall be allowed (based on District
Rule 504): a) EPA-Certified Phase Il wood burning devices; b) catalytic wood burning
devices emitting less than or equal to 4.1 grams per hour of particulate matter, as
verified by a nationally-recognized testing lab; c) non catalytic wood burning devices
which emit less than or equal to 7.5 grams per hour of particulate matter, as verified by a
nationally-recognized testing lab; d) pellet-fueled woodheaters; or e) dedicated gas-fired
fireplaces. Prior to construction permit issuance, such devices shall be shown on all
applicable plans, and installed as approved by the county.
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FINDINGS - EXHIBIT C
FINDINGS FOR TENTATIVE PARCEL MAP CO14-0021

Environmental Determination

A

The Environmental Coordinator, after completion of the initial study, finds that there is no
substantial evidence that the project may have a significant effect on the environment,
and the preparation of an Environmental Impact Report is not necessary. Therefore, a
Mitigated Negative Declaration (pursuant to Public Resources Code Section 21000 et
seq., and CA Code of Regulations Section 15000 et seq.) has been issued on August
21, 2014 for this project. Mitigation measures are proposed to address cultural
resources, geology and soils, public services/utilities, noise, and transportation and are
included as conditions of approval.

Tentative Map

B.

The proposed map is consistent with applicable county general and specific plans
because it complies with applicable area plan standards and is being subdivided in a
consistent manner with the Residential Multi Family land use category.

The proposed map is consistent with the county zoning and subdivision ordinances
because the parcels meet the minimum parcel size set by the Land Use Ordinance and
the design standards of the Real Property Division Ordinance.

The design and improvement of the proposed subdivision are consistent with the
applicable county general and specific plans because the required improvements will be
completed consistent with county ordinance and conditions of approval and the design of
the parcels meets applicable policies of the general plan and ordinances

The site is physically suitable for the type of development proposed because the
proposed parcels contain adequate area for development of the proposed planned
development which will include 2 residential units and associated parking.

The site is physically suitable for the proposed density of the development proposed
because the site can adequately support the proposed multi-family development. The
site is suitable for a high density project, and the project, as proposed, complies with the
density requirements under the Coastal Zone Land Use Ordinance.

The design of the subdivision or the proposed improvements will not cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat
because the project site does not contain any substantial sensitive habitat areas or any
special status species. The project site is currently entirely disturbed due to previous
grading for the lot line adjustment that created the parcel.

The design of the subdivision or the type of improvement will not conflict with easements
acquired by the public at large for access through or use of property within the proposed
subdivision.

The proposed map complies with Section 66474.6 of the State Subdivision Map Act, as
to methods of handling and discharge of waste.
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Coastal Access
J. The proposed use is in conformity with the public access and recreation policies of

Chapter 3 of the California Coastal Act, because the project is not adjacent to the coast
and the project will not inhibit access to the coastal waters and recreation areas.
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CONDITIONS OF APPROVAL - EXHIBIT D
CONDITIONS FOR TENTATIVE PARCEL MAP CO14-0021

Approved Project

1. This approval authorizes:

a. Request by Damien and Katheryne Mavis and Patrick Arnold for a Tentative
Parcel Map and Development Plan/ Coastal Development Permit to allow for 1)
the subdivision of an existing 6,000 square foot parcel into two 3,000 square foot
residential parcels, 2) construction of two single family residential units of 1,983
square feet and 1,917 square feet with attached two car garages on the
proposed residential parcels, and 3) use of the residences as two separate
vacation rentals. The project will result in the disturbance of the entire parcel
through development, landscaping and associated improvements.

Access and Improvements

2. All grading shall be done in accordance with Appendix 33 of the Uniform Building Code.
All lot lines shall be considered as Site Area Boundaries with slopes setback
accordingly.

Common Use Area Easement

3. Reserve easements on the map for front and rear yard common use areas to comply
with condominium/planned development design requirements.

Improvement Plans

4. Prior to map recordation, electric, telephone and cable television services shall be
completed, and shall meet the utilities’ installation requirements, unless (in-lieu) financial
arrangements with the utility for the installation of these systems have been made.

5. The applicant shall enter into an agreement with the county for the cost of checking the
map, the improvement plans if any, and the cost of inspection of any such improvements
by the county or its designated representative. The applicant shall also provide the
county with an Engineer of Work Agreement retaining a Registered Civil Engineer to
furnish construction phase services, Record Drawings and to certify the final product to
the Department of Public Works.

Improvement Maintenance

6. Prior to map recordation the developer shall submit a proposed Constructive Notice for
the subdivision to the county Public Works Department for review and approval. The
constructive notice shall provide at a minimum the following provisions:
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a. The maintenance, within the public road right of way and / or any public
pedestrian easement adjacent thereto, of the sidewalks, landscaping, and
pedestrian amenities fronting each of the separate lots or parcels within the
subdivision in accordance with the county Public Improvement Standards shall
be solely responsibility of the owner of each of the separate lots or parcels
aforesaid and said owner’s heirs, executors, administrators, successors and
assigns in perpetuity, or until specifically accepted for maintenance by a public
agency.

b. After approval the Constructive Notice shall be recorded in the office of the
County Recorder and a copy of the recorded document submitted to the Public
Works Department.

Utilities
7. Electric and telephone lines shall be installed underground.
8. Cable T.V. conduits shall be installed in the street.
9. Gas lines shall be installed.

Vector Control and Solid Waste

10. Prior to Recordation a determination of method of pick-up shall be specified by the
waste handler and if centralized facilities for the pick-up are required, provisions shall be
made within the project for central facilities that meet Coastal Zone Land Use Ordinance
requirements for trash enclosures. If centralized facilities are established, this shall
include provisions for recycling if service is available or subsequent installation of such
facilities if recycling service becomes available in the future.

Fire Protection

11. The applicant shall obtain a fire safety clearance letter from Cal Fire establishing fire
safety requirements prior to filing the final parcel or tract map.

12. Designate a fire lane within all the driveway areas. This lane to be a minimum width of
twenty (20) feet.

Parks and Recreation (Quimby) Fees

13. Unless exempted by Chapter 21.09 of the county Real Property Division Ordinance or
California Government Code section 66477, prior to filing of the final parcel or tract map,
the applicant shall pay the in-lieu" fee that will be used for community park and
recreational purposes as required by Chapter 21.09. The fee shall be based on the total
number of dwelling units proposed in the case of a condominium, stock cooperative, or
community apartment project.

Additional Map Sheet
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14. The applicant shall prepare an additional map sheet to be approved by the county
Department of Planning and Building and the Department of Public Works. The
additional map sheet shall be recorded with the final parcel or tract map. The additional
map sheet shall include the following:

a.

The additional map sheet shall contain the final conditions of approval for the
Development Plan/Coastal Development Permit as they are shown in the Notice of
Final Action.

The additional map sheet shall show the common use areas as an easement across
the front and rear yards.

In accordance with Title 13.01 of the County Code, the applicant shall be responsible
for paying to the Department of Public Works the Avila Road Improvement Fees for
each future building permit in the amount prevailing at the time of payment.

The applicant shall demonstrate that the project construction plans are in
conformance with the Source Control BMPs as identified for project incorporation in
the applicant’s Stormwater Quality Plan Application for Priority Projects.

The property owner shall be responsible for the operation and maintenance of public
road frontage sidewalks, landscaping, street lighting, and pedestrian amenities in a
viable condition and on a continuing basis into perpetuity, or until specifically
accepted for maintenance by a public agency.

The additional map sheet shall contain the final conditions of approval for the
Development Plan as they are shown in the Notice of Final Action.

Covenants, Conditions and Restrictions

15. The developer shall submit proposed covenants, conditions, and restrictions for the
subdivision to the county Department of Planning and Building for review and approval.
The CC&R's shall establish a home owners association and provide at a minimum the
following provisions:

P20 TO

A site plan showing the common use areas.

Maintenance of landscaping.

Maintenance of common areas.

Maintenance of all driveways.

A common wall or party wall agreement, deed restriction or other enforceable
restriction will be recorded.

Miscellaneous

16. This subdivision is also subject to the standard conditions of approval for all subdivisions
using community water and sewer, a copy of which is attached hereto and incorporated
by reference herein as though set forth in full.
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17. A stormwater pollution plan may be necessary from the Regional Water Quality Control
Board. Provide evidence that it has been obtained or is unnecessary prior to filing the
map.

18. The project shall comply with the requirements of the National Pollutant Discharge
Elimination System Phase | and / or Phase Il storm water program and the County’s
Storm Water Pollution Control and Discharge Ordinance, Title 8, Section 8.68 et seq.

19. This subdivision is also subject to the standard conditions of approval for all subdivisions

using community water and sewer a copy of which is attached hereto and incorporated
by reference herein as though set forth in full.
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STANDARD CONDITIONS OF APPROVAL FOR
SUBDIVISIONS USING COMMUNITY WATER AND SEWER

Community water and fire protection shall be obtained from the community water
system.

Operable water facilities from an approved community water source shall be assured
prior to the filing of the final map. A "final will serve" letter shall be obtained and
submitted to the county Health Department for review and approval stating there are
operable water facilities immediately available for connection to the parcels created.
Water main extensions, laterals to each parcel and related facilities (except well(s)) may
be bonded for subject to the approval of county Public Works, the county Health
Department and the public water utility.

No residential building permits are to be issued until the community (public) water
system is operational with a domestic water supply permit issued by the county Health
Officer.

In order to protect the public safety and prevent possible groundwater pollution, any
abandoned wells on the property shall be destroyed in accordance with the San Luis
Obispo County Well Ordinance Chapter 8.40, and county Health Department destruction
standards. The applicant is required to obtain a permit from the county Health
Department.

When a potentially operational or operational auxiliary water supply in the form of an
existing well(s) is located on the parcels created and approved community water is
proposed to serve the parcels, the community water supply shall be protected from real
or potential cross-contamination by means of an approved cross-connection control
device installed at the meter or property line service connection prior to occupancy.
(Chapter 8.30, San Luis Obispo County Ordinance)

Sewer service shall be obtained from the community sewage disposal system.

Prior to the filing of the map a "final will serve" letter be obtained and submitted to the
county Health for review and approval stating that community sewer system service is
immediately available for connection to the parcels created. Sewer main extensions

may be bonded for, subject to the approval of county Public Works and sewer district.

No residential building permits shall be issued until community sewers are operational
and available for connection.

An encroachment permit shall be obtained from county Public Works for any work to be
done within the county right-of-way.
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15.

16.

17.

18.

19.

20.

21.

ATTACHKERT 4

An encroachment permit shall be obtained from the California Department of
Transportation for any work to be done on the state highway.

Any existing reservoir or drainage swale on the property shall be delineated on the map.
Prior to submission of the map “checkprints” to county Public Works, the project shall be
reviewed by all applicable public utility companies and a letter be obtained indicating
required easements.

Required public utility easements shall be shown on the map.

Approved street names shall be shown on the map.

The applicant shall comply with state, county and district laws/ordinances applicable to
fire protection and consider increased fire risk to area by the subdivision of land

proposed.

The developer shall submit a preliminary subdivision guarantee to county Public Works
for review prior to the filing of the map.

Any private easements on the property shall be shown on the map with recording data.

All conditions of approval herein specified, unless otherwise noted, shall be complied
with prior to the filing of the map.

After approval by the Review Authority, compliance with the preceding conditions will
bring the proposed subdivision in conformance with the Subdivision Map Act and county
ordinances.

A map shall be filed in accordance with Subdivision Map Act and county ordinance prior
to sale, lease, or financing of the lots proposed by the subdivision.

A tentative map will expire 24 months from the effective date of the approval. Tentative
maps may be extended. Written requests with appropriate fees must be submitted to

the Planning Department prior to the expiration date. The expiration of tentative maps
will terminate all proceedings on the matter.
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ATTACHMENT 8

a;f i

SAN Luts OBISPO COUNTY

DATE:  3/13/2014 :
P/

TO!

FROM:  Megan Martin (805-781-4163 or mamartin@co.sfo.ca. us)"::
Coastal Team / Development Review P

PROJECT DESCRIPTION: SUBZ015-00054 CO14-0021 MAVIS — Proposed parcel map w;fﬁ" e e
conditional use. permit to subdivide parcel into two parcels for two new single-family.residences of
1083 and 1917 sf respectively wilh attached garages and baiconiss. Site location is 2865 Avila’ B’each
Dr, Avila Beach. APN: 078-186-018

Reutum {his fetter with vour commenis atiaghed no later than: 14 days from receiptof this referral
CACs please respond within 60 davs. Tharj yau.

PART 1 - 15 THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW?
T YES (Please ga or to PART IL.)
£ NG (Call me ABAP o discuss what else you need. We tiave only 10 days in which
we must obtain commants from olitside agensies.)

PART Il - ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR IMPACTS IN YOUR AREA OF

REVIEW?
0 YES {Please describe impacts, along with recormmended mitigation measures 10
' reduce the impacts 1o less-than-significant levels, and attach to this létter)
g NO {Please go on to PART 1if}

PART 1l - INDICATE YOUR RECOMMENDATION FOR FINAL ACTION.

Please attach any conditions of approval you resommend e be incorporated into the project's
approval, or state reagsons for recommanding denial.

IF YOU HAVE "NG COMMENT ! PU?\SE S0 INBICATE, O CALL
s:.

e e
f&;yﬁ‘f;é‘éf ajf;{g; -*/ f—’ﬁﬁ;?’ﬁ’é % N—'E"ﬂaf?ﬁfféf s fm,?:“?gfﬂﬁfg* .-’?‘( :ngyg?,f‘éﬁ?fﬁg
;’% s '}'*’”ff’ fisd s,f&.é“f‘#ﬁ* ’

L 7 [P S i w-‘)?
| e LT EoN A bl
Date A Name Phone

COUNTY COVERNMENT CENTER  » SAN LUIS GQaisro & CAUFORNIA 93408 » (80537815600
EMAIL planning @cp.slo.ca.us =  Fax (B0S) 781-1242«  wresite: hitp: / /www.sloplanning.org
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ATTACHMENT 8

B
SLO County Public Works Dept. 7 R Nﬁ, {f,f«%ﬁ& L
/4 fEFRT E -“3 £i ,,;,g?;A'
21.02.046{a) TENTATIVE MAP Check List ﬁ A
{Parcel Map or FrackNEp) Map No. v ffg* o i

7 1 {1) Regord Data. The boundary lines of the original parcel, with dimensions shown in feet, based on
L survey data or information of record, and ares of the property shown in square feet or acres {o the
] nearest lanth. )

1t (2) Property Description, A description of the properly as well as the assessor's parcel number(s) for

AV
271 L | the property.
3 =5 113) Leaend ang Owner Information. A north amow and scais, the name and address of the record

owner(s), and the name and address of the subdivider,
(4] Vicinity Map. A vicinity map on which shall be shown the general area inciuging adjacen
property, subdivisions end roads
(&) Existing Structures. All existing structures, wells, septic tanks, driveways and ather
improvements located on the original parcel shafi be accurately located, identified and drawn 10
scale. The distance between stiuctires, the distance from existing structures to the boundary lines
of the new parcel on which the structures are to be located, and the height of each struclure shall be
shown. Such distances shalt be established by a registered civil engineer's or ficensed land
surveyar's sutvey when deemed recessary by the planning depatment
71 {8) Contour Lines Contour fines of tha property shatl ba shown al intervals set forth: >40 Ag, 40ft;
v 20-40 AC, 20 It 10-20 AC, 104t <10 AC w/ 0-12% slope, 2 #, >12% siope , 5 ft
(7] Drainage. The approximate location of all watercourses, drainage channels and existing
- drainage struciures,
o | {8) Landforms. The approximate location of other topogranhic or manmade features, such as bluff
“~| tops and ponds,
“"(8) Lakes and Ocean Approximate high-water lines in lakes or reservoirs, and the mean high tide
.| ling of the ocean.
" | 110) Flopd Hazard. The location of all areas sudject to inundation or stormwater overflow.
1 {11} Proposed Parcel Lines. The proposed division lines with dimensions in feet and the gress and
. net area of each parce! created by such division in sguare feet or acres 1o the nearast tenth. Alsc,
£ gach parcel created shall be designated on the tentative map by number,
{12} Designated Building Sites. Any designated building sites oroposad by the applicant to minimize
grading, tree removal, and other pelentiat adverse impacts, of any areas proposed for exclision
from construction activities, shall be shown on the tentative map for proposed parcels greater than
ten thousand square feet. Also, any details on proposed building setback (ines and widths of side
_ 1 yards shall be shown on the tentative map. ...
7 z,g}j el (13) Streels. The locations, names;, courity road puiﬁbe,’ris“anci;j’«?_idths}of all adjoining and contiguous
{3 highways, streets and ways, R .
(14) Easements The locations, purpose and widih of all existing and proposed easemenis, streets
{with proposed names) and appurtenant ulilities.
. | (18y Coastal Zope. For tentative maps for praperties iocated within the coastal zone between the
¥4 | sea and the first public road paralleling the sea, show e lpoation of the puklic access ways nearest
S TRip the sublect site '
= 1'21,02,048 (a)(2)

R -?, A s R s P f L E
FAIT ¢ R I ) e g R

*’1**-:,32 3'5‘! £

ii

fé} 7 Preliminary Title Regart. Preliminary litie report sonceming the property which is not more than six
£ -| months old showing currant property owners.
: X = Nol Appiicable © = Requires Compliance = Complied
For Tract Map Applications only: § depositrec’d Y /N C8.1 Agreementrec'd Y [N
COMMENTS:
f’:g:e’ _ L ¥ 1 L% : SN ", o _ . : . . . . g
<iérj .‘-ﬁ:‘ gl P g . s g by R i, Sy fie i o g R e ;ff,g‘f -,iéi{éﬁftf “
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ATTACHMENT 8

SAN LUIS OBISPO COUNTY
DEPARTMENT OF PUBLIC WORKS

Paavo Ogren, Director.

t-'__Ll‘U‘E\iJvf,'...ﬁ_(;J;

AR

County Qovernment Center, Room 207 + San Luis Obispo CA 93408 = {805} 7581-5252
fax (805} 781-1229 email address: pwd@co.slo.ca.us

MEMORANDUM

Date: March 21, 2014
Tao: Megan Martin, Coastal team / Development Review

From:  Frank Honeycutt, Development Services Engineer

Subject: Public Works Project Referral for SUB2013-00054 C0O14-0021 —Mavis Parcel Map and
CUP for 2 residential lots. SR1, 2865 Avila Beach Drive APN 076-196-016

Thank you for the opportunity to provide information on the proposed subject project. It has been
reviewed by several divisions of Public Works, and this represents our consolidated response.

PUBLIC WORKS REQUESTS THAT AN INFORMATION HOLD BE PLACED ON THIS
PROJECT UNTIL THE APPLICANT PROVIDES THE FOLLOWING DOCUMENTS FOR
PUBLIC WORKS REVIEW AND COMMENT:

I. Drainage or Flood Hazard information.

2. The project shall comply with the Land Use Ordinance, Section 22.10.155 for Stormwater
Management. The following information outlined in the Land Use Ordinance, Section
22.10.155.G shall be submitted to the County for review and approval:

a. The applicant shall demonstrate whether the project is subject to LUO Section 22.10.155
for Stormwater Management.

b. Applicable projects shall submit the following to the County for review and approval:
Stormwater Quality Plan; Conservation of natural areas narrative; Stormwater pollutant
. of concerns narrative; Drainage Plan; Erosion and Sedimentation Control Plan;
Mechanism in place for long-term maintenance of BMPs; and Calculations for treatment
control BMPs.

¢. The applicant shall demonstrate the project has incorporated the minimum number of
County approved LID structural practices into the project. Refer to the brochure Interim
Low Impact Development Guidelines for further information and references for LID
design.

Page 1 of 3
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ATTACHMENT 8

Public Works Comments:

A. Atthe time the project referral was received by Public Works on March 14, 2014 the application
acceptance date had not been established. The attached recommended conditions of approval are
subject to change based on Ordinances and Policies in affect at the date of application

‘acceptance.

B. The project meets the applicability criteria outlined in the Land Use Ordinance, Section
22.10.155 or the Coastal Zone Land Use Ordinance, Section 23.04.450 for Stormwater
Management; therefore, the project is subject to the NPDES General Permit Attachment 4
Design Standards.

Recommended Public Works Conditions of Approval

Improvement Maintenance:

1. Prior to map recordation the developer shall submit a proposed Constructive Notice for the
subdivision to the county Public Works Department for review and approval. The constructive
notice shall provide at 2 minimum the following provisions:

a. The maintenance, within the public road right of way and / or any public pedesitian
casement adjacent thereto, of the sidewalks, landscaping, and pedestrian amenities
fronting each of the separate lots or parcels within the subdivision in accordance with the
county Public Improvement Standards shail be the solely responsibility of the owner of
each of the separate lots or parcels aforesaid and said owner’s heirs, executors,
administrators, successors and assigns in perpetuity, or until specifically accepted for
maintenance by a public agency.

b. After approval the Constructive Notice shall be recorded in the office of the County
Recorder and a copy of the recorded document submitted to the Public Works
Department.

Improvement Plans:

2. Prior to final map recordation, clectric, telephone, and cable television services shall be
completed, and shall meet the utilities’ installation requirements, unless (in-lien) financial
arrangements with the utility for the installation of these systems have been made.

3. The applicant shall enter into an agreement and post & deposit with the county for the cost of
checking the map, the improvement plans if any, and the cost of inspection of any such
improvements by the county or its designated representative. The applicant shall also provide
the county with an Fngineer of Work Agreement retaining a Registered Civil Engineer to fumnish
construction phase services, Record Drawings and to certify the final product to the Department
of Public Works.

Additional Map Sheet:

4. The applicant shall prepare an additional map sheet to be approved by the county Department of
Planning and Building and the Department of Public Works. The additional map sheet shall be
recorded with the final parcel or tract map. The additional map sheet shall include the following:

4 Tn accordance with Title 13.01 of the County Code, the applicant shall be responsible for
paying to the Department of Public Works the Avila Road Improvement Fees for each
future building permit in the amount prevailing at the time of payment.

Page 20of 3
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ATTACHMENT 8

b. The applicant shall demonstrate that the project construction plans are in conformance
with the Source Control BMPs as identified for project incorporation in the applicant’s
Stormwater Quality Plan Application for Priority Projects

¢, The property owner shall be responsible for the operation and maintenance of public road

‘frontage sidewalks, landscaping, street lighting, and pedestrian amenities in a viable

condition and on a continuing basis into perpetuity, or until specifically accepted for
maintenance by a public agency.

d. The additional map sheet shall contain the final conditions of approval for the
Development Plan as they are shown in the Notice of Final Action.

Miscellaneous:
5. The project shall comply with the requirements of the Nationai Pollutant Discharge Elimination
System Phase I and / or Phase IT storm water program and the County’s Storm Water Pollution
Control and Discharge Ordinance, Title 8, Section 8.68 et sec.

6. This subdivision is also subject to the standard conditions of approval for all subdivisions using

community water and sewer a copy of which is attached hereto and incorporated by reference
herein as though set forth in full.

V4_DEVSERV ReferralsiLand Divisions\Parcel Maps\CC 2014-0021 SUB2013-00054 Mavis.doc

Page 3 of 3
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ATTACHMENT 8

{In Archive} Re: SUB2013-00054 CO14-0021 MAVIS, Coastal E-Referral,
Parcel Map with CUP, Avila Beach i3

Charies Riha to: Megan A Martin 0372812014 02:38 PM
Ce: Cheryl Journey, Stephen Hicks

Archive: This message is being viewed in an archive.

Megan,

These are the Building Division Comments to be incarporated into the Conditions. Please call me if you
have any guestions.

Comments from Building Division:

1. All plans and engineering shall be prepared by a California Licensed Architect of Record unless
exempted by the Business and Professions Code. '

2. The project is subject to a construction permit as well as the newly adopted 2013 Caiifornia Codes.

3. The project will require a full soils report for the design of all building foundations at the time of
construction permit application submittat.

4. The project is subject to the California State Title 24 energy laws.

5. Whether or not a separate grading permit is required, the project shall conform to the "National
Poliutant Discharge Elimination System" storm water management program regulations.

6. A fire sprinkler system will be required. The sprinkler plans shall be submitted with a separate
application for a separate fire sprinkler permit with the application for the structure(s).

Charles Riha, Plans Examiner i

PLANNING & BHILRIAG
TEPREY PF FAM LUFS EBIETSD

976 Osos Street, Room 200

San Luis Obispo, Ca 93408
805-781-5630
http:/fwww.sloplanning.org
http:/fwww.facebook.com/SLOPlanning
http:/ftwitter.com/SLOCoPlanning
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ATTACHMENT 8

SAN LUIS OBISPO COUNTY

DEPARTMENT OF PLANNING AND BUILDING
THIS IS A NEW PROJECT REFERRR EC E EVE D

DATE:  3/13/2014 o Seks 77
TO: FEnv Heaery MAR 14 704
' SR 1330

FROM: Megan Martin (805-781-4163 or mamartin@co.sio.ca.us)
Coastal Team / Deveiopment Review Environmental Health

PROJECT DESCRIPTION: SUB2013-00054 CO14-0021 MAVIS — Proposed parcel map with
conditional use permit fo subdivide parcel into two parcels for two new single family residences of
1983 and 1917 sf respectively with attached garages and balconies. Site location is 2865 Avila Beach
Dr, Avila Beach. APN: 076-196-0186

 Return this letter with vour comments alfached no later than: 14 days from receipt of this referral
CACs please respond within 60 days. Thank you,

PART 1 - IS THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW?

d YES (Please go on to PART I1)
O NO (Call me ASAF te discuss what else you need, We have only 10 days in which
we must obtain comments from cutside agencies.)

PART Il - ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR IMPACTS N YOUR AREA OF

REVIEW?
O YES {Please describe impacts, along with recemmended mitigation measures
reduce the impacts o less-than-significant levels, and-attach to this letier)
O NO {Please go on to PART i}

PART Il - INDICATE YOUR RECOMMENDATION FOR FINAL ACTICN.

Please attach any cenditions of appreval you recomment! fo beé incorperated into the project's
approval, or staté reasons for recommending denfai.

IF YOU HAVE "NO COMMENT," PLEAGE SO INDIGATE., Oi? CALL.
g ! V‘l .

AT TG () DTE M 44 ¥ - INnE . 1 QLgHCe
IP‘-%TPJ 2 Z%I/lf\u{ c})f) =0, pt \i'aud WA \ 5QW€__, /i A”&Qv@“ 4
2o, Cromt SROSD 1o negded  afecls, oroumt atels save
A/ &Q W 555
Daté Phorie

COUNTY GOVERNMENT CENTER  » San Luis ORISPO » CALIFORNIA 93408 « (805)781-5600

.E.MAIL:._D|aFming @co.slo.ca.us = FAX (B05) 781-12424 WESSITE: http: / fwww.sloplanning.org
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ATTACHMENT 8

SAN LUIS OBISPO COUNTY

CI‘EPARTMENT OF PLANNING AND BUILDING

W HER s GHIC 09
THIS IS A NEW PROJECT REFERRAL

DATE: 3/M13/2014
TO! Gen Sves

FROM:  Megan Martin (805-781-4163 or mamartin@co slo.ca.us)
: Coastal Team / Development Review

PROJECT DESCRIPTION: SUB2013-00054 CO14-00621 MAVIS — Proposed parcel map with
conditional use permit to subdivide parcel into two parcels for two new single family residences of

1983 and 1917 sf respectively with attached garages and balconies. Site location is 2865 Avila Beach

Dr, Avila Beach. APN: 076-196-016

Return this letter with vour comments attached no later than: 14 days from receipt of thts referral,
CACs please respond within 60 davs Thank YOUu.

PART 1-18 THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW'-’

O YES . (Please goonto PART i)

O NO (Call me ASAP to discuss what else you need We have only 10 days i tn which

we must obtain comments from ocutside agenmes )

PART Il - ARE THERE SIGNIFICANT CONCERNS F’ROBLEMS OR IMPACTS IN YOUR AREACF

REVIEW?
d YES (Please describe impacts, along w:th recommended mitigation measures to
reduce the impacts to less-than-significant ievels and attach to thls letter)
0 NO (Please go onto PART )

.PART {Il - INDICATE YOUR RECOMMENDATION FOR FINAL ACTION.

- Please attach any conditions of approvai you recommend to be mcorporated into.the project's
approval, or state reasons for recommending denial.

i YOI@ HAVE "NO COMMENT," PLEASE S0 INDICATE OR CALL.
Aunih . ){I r-ﬁ»ep S

B Iéauma,u%\ fmmmwj\ EETTR ufm

‘Date ' Name u Phone

COUNTI"C'OVERNMENTCENTER s SAN LuiS OBISPO » CALIFORNIA 93408 « (805)781-5600

smalL: planning @co.slo.ca.us o FAX: (805) 781-1242«  wEBSITE: http://www.sloplanning.org
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ATTACHMENT 8

e
FOSE) CAL FIRE
San Luis Ob 635 N. Santa Rosa « San Luis Obispo, CA 93405

: FIRE

. SINCE B85

ils)po
; Phone: B05-543 -4244 + Fax: 805-543-4248
County Fire Department www.calfiresfo.org

;
N Ty

G Robert Lewin, Fire Chief

September 16, 2014

Parcel Map for Project: SUB#2013-00054
Dear Megan Martin,

The following information is provided relative to the fire protection of 2865 Avila Beach Dr, inAvila Beach, CA.
This geographic location is located in a Moderate Fire Hazard Severity Zone within State Responsibility
Area Lands. The Agency Having Jurisdiction (AHJ) is CAL FIRE/San Luis Obispo County Fire Department.
This is a full time paid department that utilizes Paid Call Firefighters (PCF) to augment fulltime staff.

The nearest CAL FIRE/County Fire Station (#62-Avila Beach) is located at 1551 Sparrow Dr. with a 2 mile
driving distance and an approximately 5 minute response time. An additional CAL FIRE/County Fire engine
with a 6 road miles distance and an approximate 8 minute response time would respond from station (#63-
Pismo Beach) located at 760 Mattie Rd., CA.

I have reviewed the referral for the parcel map plans for the proposed subdivide parcel subdivision project
Iocated at 2865 Avila Beach Dr.. This project is located approximately 5 minutes from the closest CDF/San Luis
Obispo County Fire Station, The project is located in State Responsibility Area for wildland fires.

It is designated a Moderate Fire Severity Zone. This project is required to comply with all fire safety rules and
regulations including the California Fire Code, the Public Resources Code and any standards referenced
therein.

The following conditions shall apply to this project:

Access Road
An access road must be constructed to CAL FIRE/County Fire standards when it serves more than one parcel;
access to any industrial or commercial occupancy, or vehicular access to a single parcel with more than two
buildings or four or more dwelling units.
e The maximum length of a dead end road, including all dead-end roads accessed from that dead-end
road, shall not exceed the following cumulative lengths, regardless of the number of parcels served:

o Parcels less than 1 acres 800 feet

o Parcels 1 acre to 4,99 acres 1320 feet
o Parcels 5 acres to 19.99 acres 2640 feet
o Parcels 20 acres or larger 5280 feet

The road must be 20 feet in width and an all-weather surface.

If the road exceeds 12% it must have a non-skid paved surface.

Roads may not exceed 16% without special mitigation and shall not exceed 20%.
All roads must be able to support a 20 ton fire engine.

Road must be named and addressed including existing buildings.

A turnaround must be provided if the road exceeds 150 feet.

Vertical clearance of 13'6” is required.
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ATTACHMENT 8

The dead-end road length as measured from - to the end is -.
Driveway
A driveway is permitted when it serves no more than two buildings, with no more than 3 dwelling units or a
__single parcel, and any number of accessory buildings.
Driveway standards required:
e Driveway width for high and very high fire severity zones:

o 0-49 feet, 10 feet is required

o 50-199 feet, 12 feet is required

o Greater than 200 feet, 16 feet is required
Turnarounds must be provided if driveway exceeds 300 feet,
The driveway must be an all-weather surface.
If the driveway exceeds 12% it must have a non-skid paved surface.
Roads may not exceed 16% without special mitigation and shall not exceed 20%.
All access driveways must be able to support a 20 ton fire engine,
Vertical clearance of 13°6” is required.

Water Supply

The checked water supply is required:

K This project will require a community water system which meets the minimum requirements of the
Appendix TITA and 1ITB of the California Fire Code.

EI A water storage tank with a capacity determined by a factor of the cubic footage of the structure will be
required to serve each existing and proposed structure, A residential fire connection must be located
within 50 to 150 feet of the buildings.

Building Set Back
All parcels over 1 acre in size requires a 30 foot setback.

Fuel Modification
e Vegetation must be cleared 10 feet on each side of the driveways and access road.
e . Maintain around all structures a 30 feet firebreak. An additional 70 feet of fuel reduction is required.
This will provide a total of 100 feet of defensible space. This does not include fire resistive landscaping.
s Remove any part of a tree that is within 10 feet of a chimney.
Maintain any tree adjacent to or overhanging any building free of deadwood.
¢ Maintain the roof of any structure free of leaves, needles or other flammable material.

| ] The project application reviewed does not meet the above conditions. The applicant must modify the
application plan and resubmit to CAL FIRE/San Luis Obispo County Fire for another review.

X The project application as prepared does meet the conditions above. Any changes to the project should
be resubmitted for review. Additional conditions may be added to the project in the future.

Final Inspection

This project shall require a final inspection by CAL FIRE/San Luis Obispo County Fire to ensure conditions are
met. When the conditions have been met contact fire prevention at 543-4244 ext. 3429 and ask for a final
inspection.

Sincerely,

PRy A aff 103




COALITION PARTNERS:

Arroyo Grande Communify Hospital
Boys and Girls Club - South Countly
Cal Poly University
Art and Design Department
Center for Sustainability
Food Science & Nutrition Department
Kinesiology Department
Landscape Architecture Departnent
STRIDE
CenCal Health
Central Coast Ag Network
City of San Luis Obispo
Parks and Recreation Department
Community Action Partership of
SLO County, Ine.
Dairy Council of California
Diringer Assoviates
Equilibrium Fitness
First 5 Comnmission of SLO
French Hospltal Medical Center
Juiciful Creative Consulting
Kennedy Club Fimess
Liltian Larsen Elgmentary School
Lintrg the Run
Luria Mar Unified School District
Neawork for a Healthy California —
Gold Coast Region
North County Farmaers Market Assoc.
Oeceane Commuaity Center
Paso Robles Library & Recreation Services
Rideshare — Stfe Roufes to School
San Luis Sports Therapy
San Miguel Joint Unified Sciool District
San Miguel Resource Connection
SLO Bicycle Conlition
SLO Council of Governmentts
SLO Couniy Board of Supervisors
SLO Couniy Health Commission
SLO County Office of Education
SLO County Pavks ]
SLO County Planning and Building
SLO County Public Health
SLC Food Bank Coalition
The Community Foundation SLO County
UC Cooperative Extension
YMCA of SLO County

HEAL-SLO is the SLO County obesity prevention coalition and its mission is fo increase healthy eating and regular physical
activity among Countty residents Hrough policy, behavioral and environmental changes, In carrying out that mission, a
subcommittes celled the Healthy Communities Work Group provides responses to Planning staff from a healthy community's
perspective on proposed land development prajects, ordinance and general plan armendments, and speciad projects.

they conduct in a more concentrated area, which can help reduce sprawl,

ATTACHMENT 8

May 8, 2014

TO: San Luis Obispo County Planning Commission
FROM: HEAL-SLO - Healthy Communities Work Group
RE: SUB2013-00054 CO14-0021 MAVIS

The Healthy Communities work group has reviewed the conditional use
permit application seeking to subdivide a parcel into two parcels for two
new single family residences at 2865 Avila Beach Drive, Avila Beach.
APN: 076-196-016.

Healthy Communities supports the potential resulting effect of adding
density to the area. Research has indicated dense development patterns
help reduce vehicle miles traveled by placing people and the activities

conserve land and promote physical activity (Transportation Research
Board, 2009). :

While we do not foresee any immediate and obvious negative health or
environmental impacts with this project, we recommend the provision of
future crosswalk infrastructure and appropriate signage at the intersection
of Avila Beach Drive and San Miguel Street, which would provide an
additional link to the Bob Jones Trail and access to the downtown
corridor.

Thank you for the opportunity to review this project. We will monitor
this proposal as it moves forward in the planning process.

Thank vou for the opportunity to review this project.

cc: San Luis Obispo County Health Commission
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ATTACHMENT 8
MAR-14-2014 10:54 From: To 7811242 Pagel/l

SAN LuIs OBISPO COUNTY

THIS IS A NEW PROJECT REFERRAL

DATE:  3M3/2014

TO: A e ?) con CSN

FROM: Meagan Martin {B0S-781-41683 or mamartin@co.slp.ca.us)
Coastal Teamn / Development Review

PROJECT DESCRIPTION: SUB2013-00054 $014-0021 MAVIS — Proposed parcel map with
conditional use permit to subdivide parcet into two parcels for twe new single family residences of
1983 and 1917 sf respectively with attached garages and balconles. Site location is 2865 Avila Beach
Dr, Avila Beach. APN: 076-196-016

7% DEPARTMENT OF PLANNING AND BUILDING

Return this leRer with vour commety ached no later then: 14 davs from receipt of this referral.

CACs please respond within 60 days. Thank vou.

PFART 1 - IS THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW?

HYES (Please go on to PART I1.)
I NO (Call me ASAP to discuss what else you need. We have only 10 days in which

we must obtain comments from outside agencies.)

PART Il - ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR IMPACTS iN YOUR AREA OF

REVIEW?
O YES {Please describe impacts, alorig with recommended miligation measures to
reducea the impacis to less-than-gignificant levels, and attach {o this lotter)
& _No {Please go on to PART IIf)

PART ill - INDICATE YOUR RECOMMENDATION FOR FINAL ACTION.

Please attach any cenditions of approval you recommend fo be incorporated into the project's
approval, or state reasons for recommending denial,

- IF YOU HAVE "NC COMMENT," PI;.EASE SO INQICATE, OR CALL.
22 \cende o\ Nnee D rvﬁg_;t" all C_va&.:'lr\‘ums

of (WM S ewse Lor \dahewn o Sauler— > '?n«% e

RPN coble, fce S '
3. M.y Kot Rech 0o _s25. 200y
Data Name (ren d Phone

Vs vn gt

COUNTY GOVERNMENT CENTER  « SAN LUis OBisPO » CALIFORNIA 93408 = (B05)781-5600

EMAIL planning @co.sle.ca.us ¢  rax: (RBOS) 781-1242+  wEBSITE: http!/ /www.sloplanning.org
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ATTACHMENT 8

AVILA BEACH
COMMUNITY SERVICES DISTRICT

Post Office Box 309, Avila Beach, CA 93424
Office and Meeting Room - 191 San Miguel Street, Avila Beach
Telephone (805) 595-2664 FAX (805) 595-7623
ESTABLISHED E-Mail Avilacsd@gmail.com

FEB. 1997

March 13, 2014

Emily Baranek

Above Grade Engineering
1304 Broad Street

San Luis Obispo, CA 93401

Subject: Preliminary Intent to Serve; Patrick Arnold & Damien Mavis Project
2865 Avila Beach Drive

Dear Ms. Baranek,

The District is in receipt of your check #1011in the amount of $1,000 for processing of a preliminary
“Intent to Serve™ request. This preliminary “Intent to Serve” is valid for one year from the date of issuance,
and may be extended one time for a six month period. The extension will require a one hundred dollar
($100.00) processing fee,

This letter is io confirm that the Avila Beach CSD has the necessary capacity for service to the proposed
project {two, three bedroom residential units) and intends to serve the project provided that applicable fees
are paid, the improvements required by the District are constructed and all other conditions of approval,
including any dedication of easements, are made.

Please be advised improvement plans for all connections to the District’s water and sewer system will need
10 be reviewed and approved by the District prior to the start of construction and be constructed in
accordance with District ordinances and standards (including backwater valves) and will be inspected by
District staff, Qur staff will need to be contacted prior to starting work for coordination of inspections.

A Final “Intent to Serve” Letter may be issued for your project upon the District’s review and approval of
the final plans as submitied to San Luis Obispo County Planning and Building Department for issnance of
a building permit. One half of any fees for connections, hook ups or system improvements that are due to
the District will be payable prior to the issnance of a County Building permit with the balance due prmr to
occupancy of any portion of the development.

If you should have any questions please do not hesitate to call me at 595-2664.
Sincerely,

Ko e e

Kathryn Richardson
General Manager
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ENGINEER
ENGINEERING - LAND PLANNING
SURVEYING - ENVIRONMENTAL CONSULTING
May 9, 2014 File No.: 0916-01
SLO Co. File No. SUB2013-00054

- Messer’s Damien Mavis and Patrick Arnold
C/o Above Grade Engineering

1304 Bread Street

San Luis Obispo, California 93401

Attention: Ms. Emily Baranek

- Subject: Review of Soils Engineering Report & Engineering Geology Investigation
Project: Mavis Subdiﬁsion - SUB2013-0054 CO14- 0021
Lot-11, Avila Beach Colony (APN §76-196-016)
2865 Avﬂa Beach Drive

- Avila Beach Area of San Luis Obispo County, California

References: 1. Soils Engmecnng Report The Colony Lots 1 and 11, APN 076-196-006 and
016, Avila Beach, San Luis Obispo Area, San Luis Obispo. County, California,
. Project No. SL08222-1, prepared by Geosolutions, Inc. , dated March 18,2013,
2. Engineering Geology Investigation, The Colony Lots 1 and 11, APN 076-196-
006, 016, Avila Beach, San Luis Obispo Area, San Luis Obispo County,
California, Project No. SL08222-1, prepared by Geosolutions, Inc., dated March
18, 2013. ' '
Deér'Messer’s Mavis & Arnold
The purposé of this letter is to summarize our findings of a site reconnaissance performed on
May 2, 2014 and review of the above referenced soils engineering report and .engineering
geology investigation (References 1 & 2). The.subject site is located in a high liquefaction

_ hazard risk area and tsunami inundation zone.

The reporis were reviewed for conformance with section 23.07.084 of the San Luis Obispo
County Coastal Land Use Ol_'diliance (CZLUO), California Geological Survey Special
Publication [17A (CGS SP-117A) and the San Luis Obispo County Guidelines fo; Engineering
Geology Reports spebiﬁcal-ly with respect to liquefaction hazard analysis, It is our opinion that
the reports prepared by Geosolutions, Inc. (References I & 2) presents a comprehenswe outline,

accurately modelmg the susceptlbihty & potential for llquefactwn at the site.

520-B Grazy Horse Canycn Road, Salinas, CA 83907 » (831) 443-6970 » Fax (831) 448-3801
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May 9, 2014 ' o : File No.: 0916-01
' ' SLO Co. File No. SUB2013-00054 '

" 'Our findings are congruent with the conclusions of the soils engineering report and engineeting
geology investigation prepared by Geosolutions, Inc. dated March 18, 2013 that the -

- susceptibility for liquefaction at the site is high.

It is our opinioh that the potential for liquefaction susceptibility at the project site has been
adequately characterized in oonformaﬁce with CGS SP-117A and appropriate hazard mitigations
have been recommended. No further inveétigaition is required for. CEQA & CZLUO compliance.
The site development recommendations itemized in the réferenced reports should be included as

conditions of approval prior to the issuance of building permits,

Please contact me at (831) 443.-6970 or bpapurello@landséteng.com if you have questions
regarding this matter. '

Respectiully,.
LandSet Engineers, Inc. -

Brian Papurello, CEG 22 \4\
Doc. No. 1405-105. REV

"Copies: . Addressee (2) _
: " Messer's Damien Mavis & Patrick Amold (1) _
. Ms. Megan Martin, San Luis Obispo County Planning Dept. (1)
“Mr. Patrick B. MeNeill, Geosolutions, Ing. (1)
Mr. John M.D. Kammer, Geosolutions, Ing. (1}
SLO.County Geelogy filés (1) :
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May 9, 2014

File No.: 0916-01

SLO Co. File No. SUB2013-00054

SAN LUIS OBISPO COUNTY ENGINEERING GEOLOGY & SOILS ENGINEERING

REPORT REVIEW FORM

The Sar: Luis Obispo County Planning and Building Department uses the foliowing checklist for conformance with

the guidelines of CGS SP-117A as part of reviewing engineering geology and/or geotechnical reports submitted for

review. Explanatory notes are appended and keyed to each numbered item.

Adequately Additional data
deseribed: needed:
Checklist item within consulting report satisfactory unsatisfactory

1. Project Description X '
2. SLO County Geological Study Araa Map N/A
3. Sie Location . X
4. Regional Geologic Map X
5. Original engineering geologic map of site X
6. Aerial photograph interpretation ' X
7. Subsurface site geology X
8. Geologic cross sections X
9, Active faulting and coseismic deformatlon across the site X .
10. Landslides N/A
11. Flooding, severe erosion, deposition X
12. On-site septic systems N/A
13. Hydrocollapse of alluvial fan soils N/A
14. Evaluation of historical seismicity and regional faults - X
15. Characterize and classifygeologic site class X
16. Probabilistic evaluation of earthquake ground motion . X
17. Peak ground acceleration for MCE levels of ground motion . X
18. Site coefficients F, & F, and spectral accelerations Ss, 31, Sus. Su SDS & Smi X
19. Geologic setting for liquefaction analysis X
20. Liquefaction methodology X
21. Bluff erosion N/A
22, Tsunami or seiche potential X
23. Expansive soil X
24, Naturally occurring asbestos "X
25. Radon and other hazardous gasses X
26, Geologic consiraints anticipated during grading operatlons X
27. Areas of cut and fill, preparation of the ground, and depth of removals X
28. Subdrainage plans for groundwater N/A
29. Final grading report and as-built map. - N/A
30. Summary sheet X
31, Age of report 5X

=

32. Report signed by CEG, RGE and/or RCE & PG
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BOARD OF COMMISSIONERS P.O. BOX 249 « AVILA BEACH
CALIFORNIA 93424
JIM ELECHA - Fresident (805} 595-5400 + Fax 595-5404
DAVE KIRK Vice President www.portsaniuls.com
BILL BARROW Secrotary
DREW BRANDY Commissioner STEPHEN A. McGRATH Harbor Manager
BRIAN KREOWSK! Commissioner THOMAS D, GREEN Legai Counss!

PHILLIP J. SEXTON, CPA Troasurer

September 4, 2014

County of San Luis Obispo
Planning and Building Department
976 Osos St. Room 300

San Luis Obispo, CA 93408

TO: Megan Martin

- SUBJECT: Tentative Parcel Map/ Development Plan/ and Coastal Development Permit
County File No. SUB2013-00054 / CO14-0021 APN:076-196-016
- Colony Lane, Avila Beach

- Dear Madam:

In regards to the Environmental Determination of the aforementioned project, Port San Luis Harbor
District (District) requests that proper Best Management Practices (BMPs) and good housekeeping be
undertaken during construction. The District removes trash from the parking lof and stormwater swale
adjacent to the proposed project site. During racent construction activities in close proximity to the
planned project site, litter and construction debris accumulated in this area due to poor housekeeping
and lack of adequate BMPs.

The District requests that sufficient efforts be made to ensure similar incidents do not occur during the
planned construction project. These efforts should entail daily work site housekeeping, proper use of
BMPs, and removal of any construction debris that enters the parking lot or stormwater swale.

e P _

Chris Munson
Planner/Analyst
Port San Luis Harbor District
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Negative Declaration & Notice Of Determination

SAN LUIS OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 OSOS STREET ¢+ ROOM 200 + SAN LuIs OBISPO ¢ CALIFORNIA 93408 ¢+ (805) 781-5600

ENVIRONMENTAL DETERMINATION NO. ED13-186 DATE: August 21, 2014

PROJECT/ENTITLEMENT: MAVIS Parcel Map/ Development Plan/ Coastal Development Permit;
SUB2013-00054/CO14-0021

APPLICANT NAME: Damien & Katheryne Mavis & Patrick Arnold
ADDRESS: 788 Osos Street, San Luis Obispo, CA 93401
CONTACT PERSON:  Emily Baranek, Above Grade Engineering Telephone: 805-540-5515

PROPOSED USES/INTENT: A request by Damien and Katheryne Mavis and Patrick Arnold for a Tentative
Parcel Map/ Development Plan/ and Coastal Development Permit to allow for 1) the subdivision of an existing
6,000 square foot parcel into two 3,000 square foot residential parcels, 2) construction of two single family
residential units of 1,983 square feet and 1,917 square feet on the proposed residential parcels, and 3) use of
the residences as two separate vacation rentals. The residences will be 25 feet in height above natural grade
and will each have attached garages. The project will result in the disturbance of the entire parcel through
development, landscaping and associated improvements. The project is located on the south side of Avila
Beach Drive on Colony Lane, within the community of Avila Beach, in the San Luis Bay Coastal planning
area.

LOCATION: 2865 Avila Beach Drive, Avila Beach, CA 93424

LEAD AGENCY: County of San Luis Obispo
Dept of Planning & Building
976 Osos Street, Rm. 200
San Luis Obispo, CA 93408-2040
Website: http://www.sloplanning.org

STATE CLEARINGHOUSE REVIEW: YES NO [ ]
OTHER POTENTIAL PERMITTING AGENCIES: California Coastal Commission

ADDITIONAL INFORMATION: Additional information pertaining to this Environmental Determination
may be obtained by contacting the above Lead Agency address or (805)781-5600.
COUNTY “REQUEST FOR REVIEW” PERIOD ENDS AT ............ 4:30 p.m. (2 wks from above DATE)

30-DAY PUBLIC REVIEW PERIOD begins at the time of public notification

Notice of Determination State Clearinghouse No.
This is to advise that the San Luis Obispo County as [_] Lead Agency
[] Responsible Agency approved/denied the above described project on , and

has made the following determinations regarding the above described project:

The project will not have a significant effect on the environment. A Negative Declaration was prepared for this project
pursuant to the provisions of CEQA. Mitigation measures and monitoring were made a condition of approval of the

project. A Statement of Overriding Considerations was not adopted for this project. Findings were made pursuant to the
provisions of CEQA.

This is to certify that the Negative Declaration with comments and responses and record of project approval is
available to the General Public at the ‘Lead Agency’ address above.

County of San Luis Obispo

Signature Project Manager Name Date Public Agency
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Initial Study Summary — Environmental Checklist

SAN Luls OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 OSOS STREET * ROOM 200 + SAN LUIS OBISPO + CALIFORNIA 93408 ¢ (805) 781-5600

(ver 5.5)usng Fom
Project Title & No. Mavis Parcel Map and Development Plan/ Coastal Development Permit
ED13-186 (SUB2013-00054 CO14-0021)

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a
"Potentially Significant Impact" for at least one of the environmental factors checked below. Please
refer to the attached pages for discussion on mitigation measures or project revisions to either reduce
these impacts to less than significant levels or require further study.

|:| Aesthetics Geology and Soils & Recreation

|:| Agricultural Resources I:I Hazards/Hazardous Materials Transportation/Circulation
D Air Quality }x Noise D Wastewater

D Biological Resources D Population/Housing D Water /Hydrology

[E Cultural Resources & Publlc Services/Utilities E] Land Use

DETERMINATION: (To be completed by the Lead Agency)

On the basis of this initial evaluation, the Environmental Coordinator finds that:

D The proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

@ Although the proposed project could have a significant effect on the environment, there will not
be a significant effect in this case because revisions in the project have been made by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be
prepared.

[]

The proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

[]

The proposed project MAY have a "potentially significant impact" or "potentially significant
unless mitigated" impact on the environment, but at least one effect 1) has been adequately
analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as described on attached
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the
effects that remain to be addressed.

|:| Although the proposed project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
mitigation measures that are imposed upon the proposed project, nothing further is required.

Megan Martin 7 ”I/VLQ%UL’YM AT O/ %

Prepared by (Print) Slqn}:ture Date
Ellen Carroll,
Z‘Q&‘,\ CO\/\/L(_}-—Q/Q ~ Environmental Coordinator 8 IL‘( QO/“f
Reviewed by (Print) Signature (for) Date
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Project Environmental Analysis

The County's environmental review process incorporates all of the requirements for
completing the Initial Study as required by the California Environmental Quality Act (CEQA) and the
CEQA Guidelines. The Initial Study includes staff's on-site inspection of the project site and
surroundings and a detailed review of the information in the file for the project. In addition, available
background information is reviewed for each project. Relevant information regarding soil types and
characteristics, geologic information, significant vegetation and/or wildlife resources, water
availability, wastewater disposal services, existing land uses and surrounding land use categories
and other information relevant to the environmental review process are evaluated for each project.
Exhibit A includes the references used, as well as the agencies or groups that were contacted as a
part of the Initial Study. The County Planning Department uses the checklist to summarize the
results of the research accomplished during the initial environmental review of the project.

Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo Current
Planning Division, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408-2040 or call (805) 781-
5600.

A. PROJECT

DESCRIPTION: A request by Damien and Katheryne Mavis and Patrick Arnold for a Tentative Parcel
Map/ Development Plan/ and Coastal Development Permit to allow for 1) the subdivision of an
existing 6,000 square foot parcel into twa 3,000 square foot residential parcels, 2) construction
of two single family residential units of 1,983 square feet and 1,917 square feet on the
proposed residential parcels, and 3) use of the residences as two separate vacation rentals.
The residences will be 25 feet in height above natural grade and will each have attached
garages. The project will result in the disturbance of the entire parcel through development,
landscaping and associated improvements. The project is located on the south side of Avila
Beach Drive on Colony Lane, within the community of Avila Beach, in the San Luis Bay
Coastal planning area.

ASSESSOR PARCEL NUMBER(S): 076-196-016

Latitude: 35 degrees 10' 53" N Longitude: 120 degrees 43' 60" W SUPERVISORIAL DISTRICT # 3

B. EXISTING SETTING

PLANNING AREA: San Luis Bay(Coastal), Avila Beach TOPOGRAPHY: Nearly level

LAND USE CATEGORY: Residential Multi-Family VEGETATION: Mostly barren; scattered grasses
{non-native)

COMBINING DESIGNATION(S): PARCEL SIZE: 0.12 acres (6,000 square feet)

Archaeolgically Sensitive Coastal Appealable Zone
Local Coastal Plan/Program

EXISTING USES: Undeveloped

SURROUNDING LAND USE CATEGORIES AND USES:

North: Recreation; Avila Beach Golf Course East: Residential Multi-Family; residential

South: Residential Multi-Family; residential West: Residential Multi-Family; residential

S Page 52 of 123
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ATTACHMENT 3

C. ENVIRONMENTAL ANALYSIS

During the Initial Study process, several issues were identified as having potentially significant
environmental effects (see following Initial Study). Those potentially significant items associated with
the proposed uses can be minimized to less than significant levels.

County of San Luis Obispo, Initial Study page 53 of 123 Page 3
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COUNTY OF SAN LUIS OBISPO
INITIAL STUDY CHECKLIST

NG & BUILDING
COUNTY OF SAW LUIS OBISPO

1. AESTHETICS Potentially Impactcan Insignificant Not
u S Significant & will be Impact Applicable
Will the project: mitigated
a) Create an aesthetically incompatible [ ] [ ] ] []

site open to public view?

b) Introduce a use within a scenic view
open to public view?

¢) Change the visual character of an area?

d) Create glare or night lighting, which
may affect surrounding areas?

O Od O
L U O
X XX X
O O O

e) Impact unique geological or physical
features?

f) Other: [] [] [] []

Setting. The project site is located along Beach Colony Lane within the “old railroad right-of-way” (i.e.
Avila Colony). The project site is visible along Avila Beach Drive travelling into downtown Avila
Beach, and at the intersection of San Miguel Street and Avila Beach Drive. These are local roads and
are the main entrances into the community of Avila Beach. San Luis Obispo Creek, the Pacific
Ocean, and oak woodland hillsides are the dominant natural components of the Avila Beach
community but there is no view of the Pacific Ocean from Avila Beach Drive from the site, and the
creek is located on the opposite side of Avila Beach Drive. This area is considered a gateway into the
community therefore the design of the proposed project is important to the visual character of the
community.

The property is a 6,000 square foot lot surrounded by other similar developable lots within the urban
reserve line of Avila Beach. There are no alternative locations to construct a project on this property
that will not be visible from Avila Beach Drive; however, due to man-made slopes through the property
(slopes approximately five to six feet down from Avila Beach Drive midway through the property), a
portion of the building can be placed below the slope thus creating a less massive view from Avila
Beach Drive.

The site is in the Residential Multi-Family land use category and is surrounded by comparable lots to
the east and west, with public parking to the south. The Avila Golf Course is adjacent to the property,
just north across Avila Beach Drive. The parcel is currently undeveloped.

Impact. The property slopes approximately five to six feet down from Avila Beach Drive midway
through the property. The proposed structure steps down through this slope which creates the view of
a two story residence looking perpendicular to the site from Avila Beach Drive and the view of a three
story structure from the back (along the private vehicular access easement “Beach Colony Drive”).
The garage areas are entirely below this slope and can't be seen from Avila Beach Drive. There is no
vehicular access off of Avila Beach Drive. A private drive currently exists along the southern portion
of the property with access off of First Street and San Miguel Street.

There is no view of the Pacific Ocean from the project sites location. The view is blocked by existing
commercial and residential development in downtown Avila Beach along Front Street. Development
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could result in night lighting and glare impacts to surrounding properties as well as travelers along
Avila Beach Drive. However, due to the area being in an urban area adjacent to other residential
development, the impact is considered insignificant and lighting created from the development will be
in character with surrounding development subject to a lighting plan that requires lighting elements to
be shielded and directed downwards.

The proposed project would subdivide the parcel into two equal 3,000 square foot lots which would
then be developed with one 1,985 square foot and one 1,917 square foot single family dwelling and
attached garages on each lot. Because the lot is downslope of Avila Beach Drive, the garages will be
entirely below the slope and will not be visible from Avila Beach Drive. The project does not have
vehicular access off of Avila Beach Drive. The second and third stories of the residences will be
visible from Avila Beach Drive to visitors and residents traveling east and/or west into and out of the
Community of Avila Beach. Project design will install landscaping and transparent fencing along Avila
Beach Drive to lessen the massing as seen along Avila Beach Drive.

Special design consideration was also taken into account because of the visible nature this proposed
development will have on gateway views for those traveling into Avila Beach. The goal of the design
was to create two structures rather than one large building with multiple units to break up the massing,
and allow for some variation between the structures. The structures are proposed to have pitched
roofs, articulation with window pop-outs, different shaped windows, exterior decks and columns to
create visual interest. The project complies with the design standards of the Avila Beach Specific
Plan and fits within the character of the neighborhood.

Mitigation/Conclusion. The proposed project will implement specific design criteria including:
landscaping, architectural relief, and street sethacks to reduce the mass and scale of the proposed
residences. No inconsistencies with the Avila Beach Specific Plan and the Coastal Zone Land Use
Ordinance were identified; therefore no additional measures above what will already be required are
necessary.

2. AGRICULTURAL RESOURCES Potentially Impactcan Insignificant Not

. . Significant & willb I t i
Will the project: ignifican ml‘::;g " :d mpac Applicable
a) Convert prime agricultural land, per '
NRCS soil classification, to non- D D g D
agricultural use?
b) Convert Prime Farmland, Unique |:| |:| X |:|

Farmiand, or Farmland of Statewide
Importance to non-agricultural use?

¢) Impair agricultural use of other property D [] |z D
or result in conversion to other uses?

d) Conflict with existing zoning for
agricultural use, or Williamson Act D D IE D
program?

e) Other: E] D |:| D

Setting. The proposed project would be located on a 6,000 square foot parcel in the Residential
Multi-family land use category. Properties to the south, east and west host similar small developable
lots zoned Residential Multi-Family, Property to the north is within the Recreation land use category.
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The property is not considered prime farmland and is not under Williamson Act contract. The primary

soil type includes:

Xererts-Xerolls-Urban land complex (0 - 15% slope). This nearly level to moderately sloping soils is
poorly drained. The soil has unrated erodibility and unrated shrink-swell characteristics, as well as
having unrated septic system constraints. The soil is considered Class is not rated without irrigation

and Class is not rated when irrigated.

Impact. The project is located in a predominantly non-agricultural area with no agricultural activities
occurring on the property or immediate vicinity. No significant impacts to agricultural resources are

anticipated.

Mitigation/Conclusion. No mitigation measures are necessary.

3. AIR QUALITY
Will the project:

a) Violate any state or federal ambient air
quality standard, or exceed air quality
emission thresholds as established by
County Air Pollution Control District?

b) Expose any sensitive receptor to
substantial air pollutant
concentrations?

¢) Create or subject individuals to
objectionable odors?

d) Be inconsistent with the District’s Clean
Air Plan?

e) Resultin a cumulatively considerable
net increase of any criteria pollutant
either considered in non-attainment
under applicable state or federal
ambient air quality standards that are
due to increased energy use or traffic
generation, or intensified land use
change?

GREENHOUSE GASES

f) Generate greenhouse gas emissions,
either directly or indirectly, that may
have a significant impact on the
environment?

g) Conflict with an applicable plan, policy
or regulation adopted for the purpose
of reducing the emissions of
greenhouse gases?

h) Other:

=2 County of San Luis Obispo, Initial Study
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Setting. The Air Pollution Control District (APCD) has developed and updated their CEQA Air Quality
Handbook (2012) to evaluate project specific impacts and help determine if air quality mitigation
measures are needed, or if potentially significant impacts could result. To evaluate long-term
emissions, cumulative effects, and establish countywide programs to reach acceptabie air quality
levels, a Clean Air Plan has been adopted (prepared by APCD).

Greenhouse Gas (GHG) Emissions are said to result in an increase in the earth’s average surface
temperature. This is commonly referred to as global warming. The rise in global temperature is
associated with iong-term changes in precipitation, temperature, wind patterns, and other elements of
the earth’s climate system. This is also known as climate change. These changes are now thought to
be broadly attributed to GHG emissions, particularly those emissions that result from the human
production and use of fossil fuels.

The passage of AB32, the California Global Warming Solutions Act (2008), recognized the need to
reduce GHG emissions and set the greenhouse gas emissions reduction goal for the State of
California into law. The law required that by 2020, State emissions must be reduced to 1990 levels.
This is to be accomplished by reducing greenhouse gas emissions from significant sources via
regulation, market mechanisms, and other actions. Subsequent legislation (e.g., SB97-Greenhouse
Gas Emissions bill) directed the California Air Resources Board (CARB) to develop statewide
thresholds.

In March 2012, the San Luis Obispo County Air Pollution Control District (APCD) approved thresholds
for GHG emission impacts, and these thresholds have been incorporated the APCD’'s CEQA Air
Quality Handbook. APCD determined that a tiered process for residential / commercial land use
projects was the most appropriate and effective approach for assessing the GHG emission impacts.
The tiered approach includes three methods, any of which can be used for any given project:

1. Qualitative GHG Reduction Strategies (e.g. Climate Action Plans): A qualitative threshold that
is consistent with AB 32 Scoping Plan measures and goals; or,

2. Bright-Line Threshold: Numerical value to determine the significance of a project'’s annual
GHG emissions; or,

3. Efficiency-Based Threshold: Assesses the GHG impacts of a project on an emissions per
capita basis.

For most projects the Bright-Line Threshold of 1,150 Metric Tons CO2/year (MT CO2elyr) will be the
most applicable threshold. In addition to the residential/commercial threshold options proposed
above, a bright-line numerical value threshold of 10,000 MT CO2e/yr was adopted for stationary
source (industrial) projects.

It should be noted that projects that generate less than the above mentioned thresholds will also
participate in emission reductions because air emissions, including GHGs, are under the purview of
the California Air Resources Board (or other regulatory agencies) and will be “regulated” either by
CARB, the Federal Government, or other entities. For example, new vehicles will be subject to
increased fuel economy standards and emission reductions, large and small appliances will be
subject to more strict emissions standards, and energy delivered to consumers will increasingly come
from renewable sources. Other programs that are intended to reduce the overall GHG emissions
include Low Carbon Fuel Standards, Renewable Portfolio standards and the Clean Car standards. As
a result, even the emissions that result from projects that produce fewer emissions than the threshold
will be subject to emission reductions.

Under CEQA, an individual project's GHG emissions will generally not result in direct significant
impacts. This is because the climate change issue is global in nature. However, an individual project
could be found to contribute to a potentially significant cumulative impact. Projects that have GHG
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emissions above the noted thresholds may be considered cumulatively considerable and require
mitigation.

Impact. As proposed, the project will result in the disturbance of approximately 6,000 square feet.
This wili result in the creation of construction dust, as well as short- and long-term vehicie emissions.
The project will be moving less than 1,200 cubic yards/day of material and will disturb less than four
acres of area, and therefore will be below the general thresholds triggering construction-related
mitigation. The project is also not in close proximity to sensitive receptors that might otherwise result
in nuisance complaints and be subject to limited dust and/or emission control measures during
construction.

From an operational standpoint, based on Table 1-1 of the CEQA Air Quality Handbook (2012), the
project will not exceed operational thresholds triggering mitigation. The project is consistent with the
general level of development anticipated and projected in the Clean Air Plan. No significant air quality
impacts are expected to occur.

The project includes a two-lot split (6,000 square foot parent parcel into two 3,000 square foot lots)
and Coastal Development Permit to develop two single family residences on the resulting two 3,000
square foot lots. The resulting single family residences are proposed to be used as vacation rentals.
Using the GHG threshold information described in the Setting section, the project is expected to
generate less than the Bright-Line Threshold of 1,150 metric tons of GHG emissions. Therefore, the
project’'s potential direct and cumulative GHG emissions are found to be less significant and less than
a cumulatively considerable contribution to GHG emissions. Section 15064(h)}(2) of the CEQA
Guidelines provide guidance on how to evaluate cumulative impacts. If it is shown that an
incremental contribution to a cumulative impact, such as global climate change, is not 'cumulatively
considerable’, no mitigation is required. Because this project’s emissions fall under the threshold, no
mitigation is required.

Mitigation/Conclusion. No significant impacts related to air quality are anticipated therefore, no
mitigation measures are necessary.

4. BIOLOGICAL RESOURCES Potentially Impact can Insignificant Not

' ' tgnift i Impact Applicabl
Will the project: Significant ; i‘:;'g"a:’:d mpac pplicable
a) Resultin a loss of unique or special [:] D gl I:I

status species* or their habitats?

b) Reduce the extent, diversity or quality
of native or other important vegetation?

c) Impact wetland or riparian habitat?

0o O
OO O
XX X
OO O

d} Interfere with the movement of resident
or migratory fish or wildlife species, or
factors, which could hinder the normal
activities of wildlife?

e) Conflict with any regional plans or
policies to protect sensitive species, or
regulations of the California
Department of Fish & Wildlife or U.S.
Fish & Wildlife Service?

L]
[
Y
[
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Potentiall | t Insignificant |, Not
4. BIOLOGICAL RESOURCES G tiort  guiibe  impact  Applicable

Will the project: mitigated

f) Other: [] [] [] []

* Species — as defined in Section15380 of the CEQA Guidelines, which includes all plant and wildlife species that
fall under the category of rare, threatened or endangered, as described in this section.

Setting. The following are existing elements on or near the proposed project relating to potential
biclogical concerns:

On-site Vegetation: Disturbed site in urban area, scattered non-native grasses

Name and distance from blue line creek(s). San Luis Obispo Creek approximately 478 feet to the
North

The Natural Diversity Database (or other biological references) identified the following species
potentially existing within approximately one mile of the proposed project:

-Natural Diversity Database - Identified Resources

Vegetation Wildlife Habitat
San Luis Obispo owl's-clover California red-legged frog Pismo clarkia
Obispo indian paintbrush Tidewater goby South/Central Coast Steelhead Trout
Santa Margarita manzanita

Impact. The project site itself is a previously disturbed urban lot with some scattered non-native
grasses. The site does not support any sensitive native vegetation, significant wildlife habitats, or
special status species listed above; therefore, biological reports were not completed. San Luis
Obispo Creek is located approximately 478 feet north of the project site which contains much of the
sensitive aquatic species and habitats listed above, however development and resulting drainage
from the site would not reach nor impact the riparian habitat or creek itself.

The colony lots have historically been disturbed and fill has been brought in as a result of the Avila
Clean Up project and abandonment of the old railroad right-of-way. The riparian and wetland species
listed above that are near the property are across Avila Beach Drive near the existing golf course
where the estuary is located at the mouth of San Luis Obispo Creek into the bay at Avila Beach. This
proposed project will have no impact on any of the wetland or riparian species listed above. The site
also does not contain any oak woodland habitat. Generally the oak woodland habitat in this area is
located on the steep hillsides around Avila Beach and adjacent to the creek areas which are not
located adjacent to the subject property.

Mitigation/Conclusion. No significant biological impacts are expected to occur, therefore, no
mitigation measures are necessary.
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5. CULTURAL RESOURCES Potentially Impactcan Insignificant Not
Will the project: Significant ; ::Lf:d Impact Applicable
a) Disturb archaeological resources? [] X D []
b)  Disturb historical resources? D =4 |:| |:|
¢) Disturb paleontological resources? |:| X D D

dj Other: |:| |:| D D

Setting. The project is located in an area historically occupied by the Obispeno Chumash.

The Colony project is within the area of Unocal's Avila Beach Remediation Project. In 1999-2000,
archaeologist Robert Gibson (Gibson) conducted subsurface testing and monitoring of construction
for the remediation project. At the request of Unocal, Gibson also conducted a Phase | surface
survey of the area proposed for development along Avila Beach Drive between First Street and San
Miguel Street (Applied EarthWorks, Inc., 2008).

The project area encompasses the remnants of the historic 1883 Pacific Coast Railway embankment,
which was built in part using imported fill which originated from nearby cuitural sites. While the
majority of this material is determined to be disturbed fiil, significant finds have included Native
American ground and flaked stone tools, bone tools, marine shell, animal bone, burnt rock, and
human remains (Gibson 2000, 2005). Due to the potential for subsequent development to impact
both the prehistoric remains and historical features associated with the raiiway, Mr. Gibson (2005)
recommended that a qualified archaeologist and local Chumash representative be present during any
excavation on the embankment.

Impact. The project will include excavations for the proposed residences which include lower level
parking to be constructed into the embankment, and disturbance of the entire property for building
construction and associated landscaping. The project will disturb approximately 325 cubic yards of
material from the site.

After the Unocal remediation project Robert Gibson of Gibson Archaeological Consulting was asked
to review and assess impacts related to development potential along Avila Beach Drive between First
Street and San Miguel Street. Gibson's review of the proposed development included specific
mitigation measures for any impacts to historic and/or pre-historic materiais on the site. This review
by Mr. Gibson included a discussion on the potential historic nature of the 1883 railroad right-of-way
bed which was constructed in a unique way by Chinese immigrants. Mr. Gibson states, * Proposed
construction along Avila Beach Drive should be designed to prevent impacts to the 1883 Pacific Coast
Railroad (PCR) embankment as this historical engineering feature is constructed in part with the use
of disturbed prehistoric cultural soil (midden) containing human remains and associated artifactual
materials. The proposed project does contain grading which will potentially impact the railroad right-
of-way bed therefore monitoring and specific mitigation measures are included to mitigate any
significant impacts.

Mitigation/Conclusion. Cuitural resources may be present in the fill material that constitutes the
embankment. Disturbance of this area could impact cultural resources that could be present;
mitigation measures are included to reduce impacts to historic and/or pre-historic resources.

The applicant submitted a Cultural Resources Monitoring Plan for the Colony at Avila Beach prepared
by Barry Price of Applied Earthworks in May 2008 and revised in December 2008. The plan outlines
monitoring procedures required by Mr. Gibson during construction of the Colony project as well as
activities that will take place in the event that prehistoric cultural materials from a nearby cultural site
and/or intact historical features associated with the Pacific Coast Railway are discovered.
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Based on Mr. Price's review, a monitoring plan has been completed with specific procedures that will
take place in the event historic and/or prehistoric cultural material from SLO-56 is encountered. Mr.
Price explains that if prehistoric cultural deposits or historical features are discovered during
monitoring, a Phase 3 Data Recovery mitigation plan will be implemented. Data recovery involves
the detailed sampling of a portion of the site or cultural materials as a representative sampie of the
resources that will be disturbed as a result of the project. Compliance with the submitted monitoring
plan and requirements for additional Phase 3 mitigation are included as mitigation measures which
will reduce cultural resource impacts to a less than significant level.

Mr. Robert Gibson also included measures for reburying artifacts and/or remains in a secure location
that will remain undisturbed in the future (Gibson July 15, 2006). " It is also possible the excavated
soil could be exported to a secure location where it would not be disturbed in the future” (Gibson July
12, 2000). A specific location has been reviewed and approved for this purpose, and a preliminary
grading plan has been submitted for the deposit of materials at the approved site. This approved
location has been reviewed by Mr. Gibson, a Chumash representative and the project
applicant/landowner. Mitigation measures are included to ensure this deposit site remains un-
disturbed in perpetuity, and that the re-burial is conducted under the supervision of the Chumash
representative and project archaeologist.

6. GEOLOGY AND SOILS Potentially Impactcan Insignificant Not
) Will th e Significant & will be Impact Applicable
ill the project: mitigated
a) Resultin exposure to or production of [] 4 [] []

unstable earth conditions, such as
landslides, earthquakes, liquefaction,
ground failure, land subsidence or
other similar hazards?

b) Be within a California Geological
Survey “Alquist-Priolo” Earthquake D l:l XI D
Fault Zone”, or other known fault
zones*?

¢) Resultin soil erosion, topographic D |:| Xl D
changes, loss of topsoil or unstable soil

conditions from project-related
improvements, such as vegetation
removal, grading, excavation, or fill?

d) Include structures located on expansive
soils?

L]
O]
X
[]

e) Be inconsistent with the goals and
policies of the County’s Safety Element
relating to Geologic and Seismic
Hazards?

f) Preclude the future extraction of [ ] [] X
valuable mineral resources?

g) Other: D D D D

* Per Division of Mines and Geology Special Publication #42

Setting. The following relates to the project's geologic aspects or conditions:

n
]
X
[l

]
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Topography: Nearly level to gently sloping

Within County's Geologic Study Area?: No

Landslide Risk Potential: Low

Liguefaction Potential: High

Nearby potentially active faults?: Yes Distance? approximately 241 feet to the North
Area known to contain serpentine or ultramafic rock or soils?: No

Shrink/Swell potential of soil: Unrated

Other notable geologic features? None

The project is within a mapped tsunami zone, is within the mapped 500-year flood zone, and may
experience liquefaction settlement due to areas of low subsurface densities. Potential liquefaction is
high at the property (GeoSolutions, Inc., 2013).

DRAINAGE - The area proposed for development is outside the 100-year Flood Hazard designation.
The closest creek (San Luis Obispo Creek) from the proposed development is approximately 478 feet
to the north. As described in the Natural Resource Conservation Service Soil Survey, the soil is
considered poorly drained. For areas where drainage is identified as a potential issue, the Land Use
Ordinance (LUO Sec. 22.52.080 or CZLUO Sec. 23.05.042) includes a provision to prepare a
drainage plan to minimize potential drainage impacts. When required, this plan would need to
address measures such as: constructing on-site retention or detention basins, or installing surface
water flow dissipaters. This plan would also need to show that the increased surface runoff would
have no more impacts than that caused by historic flows.

SEDIMENTATION AND EROSION - The soil types and descriptions are listed in the previous
Agriculture section under “Setting”. As described in the NRCS Soil Survey, the soil surface is
considered to have unrated erodibility and unrated shrink-swell characteristics.

When highly erosive conditions exist, a sedimentation and erosion control plan is required (CZLUC
Sec. 23.05.036) to minimize these impacts. When required, the plan is prepared by a civil engineer to
address both temporary and long-term sedimentation and erosion impacts. Projects involving more
than one acre of disturbance are subject to the preparation of a Storm Water Pollution Prevention
Plan (SWPPP), which focuses on controlling storm water runoff. The Regional Water Quality Control
Board is the local extension who monitors this program.

Impact. As proposed, the project will result in the disturbance of approximately 6,000 square feet.
An Engineering Geology Investigation and Soils Engineering Report were completed for the proposed
project (GeoSolutions, Inc., 2013). The results of on-site investigation show poor sub-surface soil
conditions and a shallow groundwater table located at approximately 12 feet below ground surface.
Potential for liquefaction has been identified at the site. Due to the existing subsurface conditions,
GeoSolutions included specific site preparation, grading, and foundation design recommendations.
Implementation of these recommendations would reduce potential impacts related to liquefaction to a
level of insignificance.

Mitigation/Conclusion. The project is conditioned to comply with all recommendations of the
Engineering Geolegy Investigation and Soils Engineering Report prepared by GeoSolutions, Inc.
Implementation of these recommendations would reduce potential impacts related to liquefaction to a
level of insignificance. In addition, the project will comply with standard measures required by
ordinance or codes. Incorporation of these measures will reduce potential geology, geotechnical,
drainage, and sedimentation and erosion impacts to a level of insignificance.
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7. HAZARDS & HAZARDOUS Potep?ially Imp§ct can Insignificant Not ]
MATERIALS - Will the project: 0 mitigatea T [pplieavle
a) Create a hazard to the public or the D D X’ I:I

environment through the routine
transport, use, or disposal of hazardous
materials?

b) Create a hazard to the public or the [] ] X ]
environment through reasonably
foreseeable upset and accident
conditions involving the release of
hazardous materials into the
environment?

¢) Emit hazardous emissions or handle |:| |:| g D
hazardous or acutely hazardous
materials, substances, or waste within
Ye-mile of an existing or proposed
school?

d) Be located on, or adjacent to, a site 4
which is included on a list of hazardous D [:I X D
material/waste sites compiled pursuant
to Gov't Code 65962.5 (“Cortese List”),
and result in an adverse public health
condition?

e} Impair implementation or physically
interfere with an adopted emergency
response or evacuation plan?

f) If within the Airport Review designation, [] [] [
or near a private airstrip, result in a
safety hazard for people residing or
working in the project area?

g) Increase fire hazard risk or expose
people or structures to high wildland
fire hazard conditions?

h) Be within a ‘very high’ fire hazard []
severity zone?

X L]
X L
X L]

O 0O O

i) Be within an area classified as a ‘state
responsibility’ area as defined by
CalFire?

j} Other: D D D |:|

Setting. The project site is not located in an area of known hazardous material contamination. The
project is not within a *high’ or *very high’ severity risk area for fire. The project is not within the Airport
Review area.
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With regards to potential fire hazards, the subject site is within the Moderate Fire Hazard Severity
Zone(s). Based on the County’s fire response time map, it will take approximately 0-5 minutes to
respond to a call regarding fire or life safety. Refer to the Public Services section for further
discussion on Fire Safety impacts.

Impact. The project does not propose the use of hazardous materials, nor the generation of
hazardous wastes. The proposed project is not found on the ‘Cortese List' (which is a list of
hazardous materials sites compiled pursuant to Government Code Section 65962.5). The project
does not present a significant fire safety risk. The project is not expected to conflict with any regional
emergency response or evacuation plan.

Mitigation/Conclusion. No significant impacts as a result of hazards or hazardous materials are
anticipated, and no mitigation measures are necessary.

8. NOISE Potentially Impactcan Insignificant Not
Significant & will be Impact Applicable
Will the project: mitigated
a) Expose people to noise levels that ]
exceed the County Noise Element D = D D
thresholds?

b) Generate permanent increases in the
ambient noise levels in the project
vicinity?

X}

¢) Cause a temporary or periodic increase
in ambient noise in the project vicinity?

X
O o O

d) Expose people to severe noise or
vibration?

I I I R
O 0O Od O
X

e) If located within the Airport Review
designation or adjacent to a private
airstrip, expose people residing or
working in the project area to severe
noise levels?

f) Other: [] [] []

L]
X

[

Setting. The proposed project is within close proximity (approximately 25 feet) to Avila Beach Drive,
a heavily travelled roadway. The proposed project is within an area that is projected to exceed the
county’'s 60 decibel (dB) threshold.

Iimpact. The proposed residence may be exposed to unacceptable levels from Avila Beach Drive,
which is considered a potentially significant effect. Indoor and Outdoor activity areas for the proposed
residence could exceed the standards of the Noise Element.

Based on the expected noise levels, the additional construction measures, as specified in the Noise
Element, would reduce interior noise levels to acceptable levels.

Mitigation/Conclusion. Based on the noise impacts to residents from Avila Beach Drive, the project
will be required to incorporate the following measures to reduce potential noise impacts to less than
significant levels:

The project, being within the 60-65 future decibel boundary, as identified in the County's Noise
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Element, will be subject to additional building construction measures to ensure acceptable interior
noise levels can be achieved.

The applicant will demonstrate that the homes are designed to minimize interior noise exposure
including, but not limited to the following features:

a. Air conditioning or a mechanical ventilation system

b. Solid core exterior doors with perimeter weather stripping and threshold seals
c. Exterior finish stucco or brick veneer (or wood siding with plywood under layer)
d. Roof or attic vents baffled.

Potentially Impactcan Insignificant Not
S. POP.U LATIONIHOUSING Significant & will be impact Applicable
Will the project: mitigated
a) Induce substantial growth in an area D [] |Z| |___]

either directly (e.g., construct new
homes or businesses) or indirectly
(e.g., extension of major
infrastructure)?

b) Displace existing housing or people, [] L] X []
requiring construction of replacement
housing elsewhere?

¢) Create the need for substantial new (] [] X []
housing in the area?

d) Other: : [] [] [] []

Setting In its efforts to provide for affordable housing, the county currently administers the Home
Investment Partnerships (HOME) Program and the Community Development Block Grant (CDBG)
program, which provides limited financing to projects relating to affordable housing throughout the
county. The County’s Inclusionary Housing Ordinance requires provision of new affordable housing in
conjunction with both residential and nonresidential development and subdivisions, however, because
the project includes two single family residences, impacts to housing are not anticipated.

Impact. The project will not resuit in a need for a significant amount of new housing, and will not
displace existing housing. No significant population and housing impacts are anticipated.

Mitigation/Conclusion. Prior to map recordation, the appiicant will pay an affordable housing in-lieu
fee consistent with the applicable fee ordinance.

10. PUBLIC SERVICES/UTILITIES Potentially Impactcan Insignificant Not

Will the project have an effect upon, or Significant & will be Impact Applicable
result in the need for new or altered public mitigated
services in any of the following areas:

a)  Fire protection? ] X [] ]
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10. PUBLIC SERVICES/UTILITIES Potentially Impactcan Insignificant Not

Will the project have an effect upon, or Significant & will be Impact Applicable
result in the need for new or altered public mitigated

services in any of the following areas:
b)  Police protection (e.g., Sheriff, CHP)?

¢} Schools?

d) Roads?

e) Solid Wastes?

) Other public facilities?

OOdoOood
UOOXKX KX
OXX OO O
OO000n.

g) Other:

Setting. The project area is served by the following public services/facilities:

Police: County Sheriff Location:  City of Pismo Beach (Approximately 5.77 miles to the
Scoutheast)

Fire: Cal Fire {formerly CDF) Hazard Severity: Moderate Response Time; 0-5 minutes

Location: Approximately 1.17 miles to the Northeast

School District: San Luis Coastal Unified School District.

For additional information regarding fire hazard impacts, go to the 'Hazards and Hazardous Materials'
section

Impact. No significant project-specific impacts to utilities or public services were identified. This
project, along with others in the area, will have a cumulative effect on police/sheriff and fire protection,
and schools. The project's direct and cumulative impacts are within the general assumptions of
allowed use for the subject property that was used to estimate the fees in place.

Mitigation/Conclusion. Regarding cumulative effects, public facility (County) and school (State
Government Code 65995 et seq.) fee programs have been adopted to address this impact, and will
reduce the cumulative impacts to less than significant levels.

Potentially Impact can insignificant Not
11. RECREATION Significant & will be Impact Applicable
Will the project: mitigated
a) Increase the use or demand for parks [] X [] []
or other recreation opportunities?
b)  Affect the access to trails, parks or [] (] [} [ ]

other recreation opportunities?

c)  Other | [] [] [] ]

Setting. The County’s Parks and Recreation Element does not show that a potential trail goes
through the proposed project. The project is not proposed in a location that will affect any trail, park,
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recreational resource, coastal access, and/or Naturai Area.

Based on the County Trails Map, the project is within reasonably close proximity to the Bob Jones,
Wild Cherry Canyon, and Avila Beach to Harford Pier Trails. The Parks Department, based on a
referral (May 6, 2014, Elizabeth Kavanaugh), will require the applicant to, prior to map recordation,
submit payment of a fee (Quimby) for the improvement or development of neighborhood or
community parks.

impact. The proposed project will not create a project specific significant need for additional park,
Natural Area, and/or recreational resources, but will contribute the cumulative demand for parks and
recreation resources.

Mitigation/Conclusion.

12. TRANSPORTATION/CIRCULATION

a)

b)

¢

d)

g9)

h)

Will the project:

Increase vehicle trips to local or areawide
circulation system?

Reduce existing “Level of Service” on
public roadway(s)?

Create unsafe conditions on public
roadways (e.g., limited access, design
features, sight distance, slow vehicles)?

Provide for adequate emergency access?

Conflict with an established measure of
effectiveness for the performance of the
circulation system considering all modes
of transportation (e.g. LOS, mass transit,
efc.)?

Conflict with an applicable congestion
management program?

Conflict with adopted policies, plans, or
programs regarding public transit,
bicycle, or pedestrian facilities, or
otherwise decrease the performance or
safety of such facilities?

Result in a change in air traffic patterns
that may result in substantial safety risks?

Other:

Potentially
Significant

]

OO 0O O

L1 [

[
[

Impact can
& will be
mitigated

X

O O o

N

L]
[]

Insignificant
impact

O

X

XX X

X

X

The “Quimby” fee will adequately mitigate the project's impact on
recreational facilities. No other significant recreation impacts are anticipated.

Not
Applicable

[

od 0O 0d

1 O

[
[

Setting. Development at the Avila Colony Projects will access onto the following public road(s):
Colony Lane (a private access drive) which will intersect both First Street and San Miguel Street, both
county maintained roads. No access will be taken directly from Avila Beach Drive. These roadways
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are currently operating at acceptable levels. Based on existing road speeds and configuration
(vertical and horizontal road curves), sight distance is considered acceptable.

Circulation Study Area. The project is within the San Luis Bay Circulation Fee area. This fee
provides the means to collect “fair share” monies from new development to help fund certain regional
road improvements that will be needed once the area reaches “build-out”. The project will be subject
to this fee.

Impact. The proposed project is estimated to generate approximately 20 trips per day, based on the
Institute of Traffic Engineer's manual of 9.57 trips per day per single family residence (and this project
includes two residences). A vacation rental is assumed to generate the same amount of traffic. This
amount of additional traffic will not result in a significant change to the existing road service or traffic
safety levels, but it will contribute to areawide cumulative impacts. Based on existing road speeds and
configuration (vertical and horizontal road curves), sight distance is considered acceptable. The
project does not conflict with adopted policies, plans and programs on transportation.

Mitigation/Conclusion. To mitigate cumulative areawide impacts to the San Luis Bay Area, the
applicant will be required to pay a traffic fee to fund regional road improvements. No other project
specific significant traffic impacts were identified, and no mitigation measures above what are already
required by ordinance are necessary.

Potentially [mpact can insignificant Not
13. WASTEWATER Significant & will be Impact Applicable
Will the project: mitigated
a} Violate waste discharge requirements [] [] X []
or Central Coast Basin Plan criteria for
wastewater systems?
b) Change the quality of surface or ground [] [] X ]
water (e.g., nitrogen-loading, day-
lighting)?
c) Adversely affect community wastewater [] [] X []
service provider?

d) Other: D D l:l D

Setting. The project will be served by Avila Beach Community Services District for wastewater
disposal. This system is currently operating at acceptable levels and the system has the capacity to
support existing commitments in addition to the proposed project.

Impact. The project proposes to use a community system as its means to dispose of wastewater.
Based on the proposed project, the proposed community system has the capacity to handle the
project's additional effluent. In a response received from Avila Beach Community Services District,
the applicant will be required to meet all conditions of their will serve for water and sewer and pay all
applicable fees.

Mitigation/Conclusion. Given that the system is currently operating at acceptable levels and that it
has the capacity to support existing commitments in addition to the proposed project no mitigation
measures are necessary.
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14. WATER & HYDROLOGY Potentilly
ignificant
Will the project:
QUALITY
L]

a) Violate any water quality standards?

b) Discharge into surface waters or []
otherwise alter surface water quality
(e.g., turbidity, sediment, temperature,
dissolved oxygen, etc.)?

¢) Change the quality of groundwater
(e.g., saltwater intrusion, nitrogen-
loading, etc.)?

d) Create or contribute runoff water which
would exceed the capacity of existing
or planned stormwater drainage
systems or provide additional sources
of poliuted runoff?

e} Change rates of soil absorption, or
amount or direction of surface runoff?

[

f) Change the drainage patterns where
substantial on- or off-site
sedimentation/ erosion or flooding may
occur?

[]

g) Involve activities within the 100-year
flood zone?

QUANTITY

h) Change the quantity or movement of
available surface or ground water?

i) Adversely affect community water
service provider?

J) Expose people to a risk of loss, injury
or death involving flooding (e.g., dam
failure,etc.), or inundation by seiche,
tsunami or mudflow?

O o o O

k) Other: D -

Impact can
& will be
mitigated

[
[l

1 [

N I I R Y

[]

Insignificant
Impact

X

X X

X<

X

X

X

[]

Not
Applicable

]
L]

]

OO0 d o

[

Setting. The project proposes to obtain its water needs from a public water system (Avila Beach
Community Services District). The Environmental Health Division has reviewed the project for water
availability and has determined that there is preliminary evidence that there will be sufficient water
available to serve the proposed project. Based on available information, the proposed water source is

not known to have any significant availability or quality problems.

The topography of the project is nearly level to steeply sloping as the site steps down approximately
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6-8 feet from Avila Beach Drive to Colony Lane. The closest creek from the proposed development
is approximately 0.09 miles away. As described in the NRCS Soil Survey, the soil surface is
considered to have low unrated erodibility.

Projects involving more than one acre of disturbance are subject to preparing a Storm Water Pollution
Prevention Plan (SWPPP) to minimize on-site sedimentation and erosion. When work is done in the
rainy season, the County’s Land Use Ordinance requires thal temporary erosion and sedimentation
measures to be installed.

DRAINAGE - The following relates to the project’s drainage aspects:
Within the 100-year Flood Hazard designation? No
Closest creek? San Luis Obispo Creek Distance? Approximately 478 feet
Soil drainage characteristics: Not well drained

For areas where drainage is identified as a potential issue, the Land Use Ordinance (LUQO Sec.
22.52.110 or CZLUQO Sec. 23.05.042) includes a provision to prepare a drainage plan to minimize
potential drainage impacts. When required, this plan would need to address measures such as:
constructing on-site retention or detention basins, or installing surface water flow dissipaters. This
plan would also need to show that the increased surface runoff would have no more impacts than that
caused by historic flows.

SEDIMENTATION AND EROSION - Soil type, area of disturbance, and siopes are key aspects to
analyzing potential sedimentation and erosion issues. The project's soil types and descriptions are
listed in the previous Agriculture section under "Setting”. As described in the NRCS Soil Survey, the
the project’s soil erodibility is as follows:

Soil erodibility: Low

A sedimentation and erosion control plan is required for all construction and grading projects (LUO
Sec. 22.52.120, CZLUO Sec. 23.05.036) to minimize these impacts. When required, the plan is
prepared by a civil engineer to address both temporary and long-term sedimentation and erosion
impacts. Projects involving more than one acre of disturbance are subject to the preparation of a
Storm Water Pollution Prevention Plan (SWPPP), which focuses on controlling storm water runoff.
The Regional Water Quality Control Board is the local extension who monitors this program.

Impact — Water Quality/Hydrology
With regards to project impacts on water quality the following conditions apply:

v Approximately 6,000 square feet of site disturbance is proposed and the movement of
approximately 325 cubic yards of material,

v The project will be subject to standard County requirements for drainage, sedimentation and
erosion control for construction and permanent use;

The project is not on highly erodible soils,

The project is not within a 100-year Flood Hazard designation,

The project is more than 100 feet from the closest creek or surface water body;

All disturbed areas will be permanently stabilized with impermeable surfaces and landscaping;
Parking area drainage inlets will be fitted with hydrocarbon filters;

Stockpiles will be properly managed during construction to avoid material loss due to erosion;

The project is subject to the County's Plumbing Code (Chapter 7 of the Building and
Construction Ordinance [Title 19]), andfor the “Water Quality Control Plan, Central Coast
Basin" for its wastewater requirements, where wastewater impacts to the groundwater basin

SR NN VRN
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will be less than significant.

The project is within the Stormwater Management Area. All projects in areas subject to stormwater
regulation are required to file a Stormwater Control Plan (SWCP) except for small projects involving
less than 2,500 square feet of net impervious surface area. In general, compliance with stormwater
control is achieved by reducing the amount of runoff, directing runoff to vegetated areas, dispersing
drainage, and using bio-retention cells for treatment and retention.

The project site currently has existing impervious area of 1,320 square feet (curb, gutter, sidewalk,
Beach Colony Lane). The proposed project would create approximately 4,180 square feet of new
impervious area and 500 square feet of pervious area (landscaping). The project proposes to
implement site design measures to reduce runoff from the site including: sumped planted areas to
retain irrigation and rain water, roof downspouts directed toward planted areas, and use of permeable
pavers for driveway. The project, with implementation of the above measures, fully complies with all
applicable performance requirements.

Water Quantity

On water use, based on the project description, as shown below, a reasonable “worst case” indoor

water usage would likely be about 0.48 acre feet/year (AFY).Sources used for this estimate include one or

more of the following references: County's Land Use Ordinance, 2000 Census data, Pacific Institute sludies (2003}, City of
Santa Barbara Water Demand Factor & Conservation Study ‘User Guide' (1989).

Based on the latest Annual Resource Summary Report, the project's water source is adequate to
provide for the project’s water needs.

Mitigation/Conclusion. As specified above for water quality, existing regulations and/or required
plans will adequately address surface water quality impacts during construction and permanent use of
the project. No additional measures above what are required or proposed are needed to protect water
quality.

Based on the proposed amount of water to be use and the water source, no significant impacts from
water use are anticipated.

15. LAND USE Inconsistent Potentially Consistent Not
Will the project: Inconsistent Applicable

a) Be potentially inconsistent with land |:| D X D
use, policy/regulation (e.g., general plan
[County Land Use Element and
Ordinance], local coastal plan, specific
plan, Clean Air Plan, etc.) adopted to
avoid or mitigate for environmental
effects?

b) Be potentially inconsistent with any [:’
habitat or community conservation
plan?

¢) Be potentially inconsistent with [] ] )
adopted agency environmental plans or
policies with jurisdiction over the
project?

d) Be potentially incompatible with [] [] X []
surrounding land uses?
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15. LAND USE Inconsistent Potentially Consistent Not
Will the project: Inconsistent Applicable

e) Other: D D D D

Setting/lmpact. Surrounding uses are identified on Page 2 of the Initial Study. The proposed project
was reviewed for consistency with policy and/or regulatory documents relating to the environment and
appropriate land use (e.g., County Land Use Ordinance, Local Coastal Plan, etc.). Referrals were
sent to outside agencies to review for policy consistencies (e.g., CAL FIRE for Fire Code, APCD for
Clean Air Plan, etc.). The project was found to be consistent with these documents (refer also to
Exhibit A on reference documents used).

Section 23.04.028(d) — Residential Single-Family and Multi-Family Categories.- Condominiums. A
condominium, planned development or similar residential unit ownership project pursuant to Section
66427 et seq. of the Subdivision Map Act may use smaller parcel sizes to be determined through the
Development Plan approval by the Review Authority, as set forth in Section 23.02.034, at the same
time as tentative map approval, provided that:

(1) The common ownership parcel is in compliance with the provisions of this section; and
(2) The density of residential units is in compliance with Section 23.04.084 where the project is
located in the Residential Multi-Family category.

The common ownership parcel meets the minimum ot size at 6,000 square feet and the proposed
density of residential units is in compliance with Section 23.04.084.

The project is not within or adjacent to a Habitat Conservation Plan area. The project is consistent
and compatible with the surrounding uses as summarized on page 2 of this Initial Study.

Mitigation/Conclusion. No inconsistencies were identified; therefore no additional measures above
what will already be required were determined necessary.

Potentiall | t Insignificant Not
16. MANDATORY FINDINGS OF g thel  gilibe  impact  Applicable

SIGNIFICANCE mitigated
Will the project:

a) Have the potential to degrade the quality of the environment, substantially
reduce the habitat of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to eliminate a plant or
animal community, reduce the number or restrict the range of a rare or
endangered plant or animal or eliminate important examples of the major

periods of California history or prehistory? |:| [E D |:|

b)  Have impacts that are individually limited, but cumulatively considerable?
(“Cumulatively considerable” means that the incremental effects of a project
are considerable when viewed in connection with the effects of past projects,
the effects of other current projects, and the effects of o

probable future projects) |:| |:| X D

c) Have environmental effects which will cause substantial adverse effects on

- Page 72 of 123
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human beings, either directly or indirectly? D |:| @ D

For further information on CEQA or the county’s environmental review process, please visit the
County’s web site at “www.sloplanning.org” under “Environmental Information”, or the California
Environmental Resources Evaluation System at: http://www.ceres.ca.gov/topic/env_law/ceqa/guidelines
for information about the California Environmental Quality Act.
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Exhibit A - Initial Study References and Agency Contacts

The County Planning Department has contacted various agencies for their comments on the
proposed project. With respect to the subject application, the following have been contacted (marked
with an [X]) and when a response was made, it is either attached or in the application file:

Contacted Agency Response

IZI County Public Works Department Attached

& County Environmental Heaith Division Attached

X County Building Division Attached

X] County General Services Attached

D County Agricultural Commissioner's Office Not Applicable
D County Airport Manager Not Applicable
[ ] Airport Land Use Commission Not Applicable
|:| Air Pollution Control District Not Applicable
|:| County Sheriff's Department Not Applicable
D Regional Water Quality Control Board Not Applicable
@ CA Coastal Commission Not Applicable
D CA Department of Fish and Wildlife Not Applicable
D CA Department of Forestry (Cal Fire) Not Applicable
D CA Department of Transportation Not Applicable
& Avila Community Services District Attached

|X] Avila Valley Advisory Council None

& Native American Heritage Commission None

X HEAL SLO In File*

** “No comment” or “No concemns-type responses are usually not attached

The following checked (“[X") reference materials have been used in the environmental review for the
proposed project and are hereby incorporated by reference into the Initial Study. The following
information is available at the County Planning and Building Department.

X Project File for the Subject Application X Energy Wise Plan

County documenis X San Luis Bay(Coastal) Area Plan
X} Coastal Plan Policies and Update EIR

X Framework for Planning (Coastal/lnland)

X

General Plan (Inland/Ccastal), includes all
maps/elements; more pertinent elements:
X Agricuiture Element

Conservation & Open Space Element
[CJEconomic Element

> Housing Element

DX Noise Element

KParks & Recreation Element/Project List
K safety Element

(4 Land Use Ordinance (Coastal)

[} Building and Construction Ordinance

[ Public Facilities Fee Ordinance

Xl Real Property Division Ordinance

[ Affordable Housing Fund

O Airport Land Use Plan
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] Design Plan (<] Area of Critical Concerns Map
X Avila Specific Plan X Special Biological Importance Map
<] Annual Resource Summary Report CA Natural Species Diversity Database
L] Circulation Study [X] Fire Hazard Severity Map
Other documents X Flood Hazard Maps
X Clean Air Plan/APCD Handbook X Natural Resources Conservation Service Soil
Regional Transportation Plan Survey for SLO County
<] Uniform Fire Code (<] GIS mapping layers (e.g., habitat, streams,
Water Quality Control Plan (Central Coast contours, etc.)
Basin — Region 3) [] Other

X

Archaeological Resources Map

In addition, the following project specific information and/or reference materials have been considered
as a part of the Initial Study:

1

e

Archaeological Review of Cultural Resources in the Pacific Coast Railway right-of-way,
adjacent to Avila Beach Dr. Avila Beach, CA , Gibsons Archaeological Consulting, July 12,
2000

Cultural Resources Monitoring Plan, Barry A. Price of Applied EarthWorks, Inc., May 2008 and
revised December 2008.

Engineering Geology Investigation — The Colony, Lots 1 and 11, GeoSolutions, Inc., March 18,
2013.

Soils Engineering Report — The Colony, Lots 1 and 11 Beach Colony Lane, Geo
Solutions, Inc., March 18, 2013.

Suggest Reburial Area for Displaced Cultural Deposits — Memorandum, Robert O. Gibson,
Principal Archaeologist, July 15, 2006.

Review of Cultural Resource Treatment Plan for the Colony at Avila Beach Project, Avila
Beach, San Luis Obispo County, CA, Gibsons Archaeological Consulting, December 8, 2005
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Exhibit B - Mitigation Summary Table

Per Public Resources Code Section 21081.6, the following measures also constitute the mitigation
monitoring and/or reporting program that will reduce potentially significant impacts to less than
significant levels. These measures will become conditions of approval (COAs) should the project be
approved. The Lead Agency (County) or other Responsible Agencies, as specified in the following
measures, are responsible to verify compliance with these COAs.

Cultural Resources

CR-1

CR-2

CR-3

CR-4

Noise

During construction/ground disturbing activities, the applicant shall comply with all
requirements of the Cultural Resources Monitoring Plan submitted by Applied EarthWorks
Inc., dated May 2008 and revised December 2008, including retaining a Chumash
representative during ground disturbance.

Any soil from the embankment that is excavated shall remain on the lot where it originated
from or be transported to the approved location as shown on the “Colony Retrieval Site” map
dated July 15, 2006. Reburial and relocation of cultural materials at this location shall be
conducted under the authority of the local Chumash representative and the project
archaeologist who shall also be on site during depositing of materials and/or reburial activities.

Prior to final inspection the applicant shall submit the final Phase |l monitoring/mitigation
report (completed by Applied EarthWorks, Inc.) detailing all field and laboratory work
completed, materials recovered, and conclusions reached during all monitoring activities for
review and approval. This report shall show how the project complied with all the required
mitigation measures outlined in the submitted monitoring report by Applied EarthWorks, Inc.
(May 2008).

During construction/ground disturbing activities, in the event archaeological resources
are found to include human remains, or in any other case when human remains are
discovered during construction, the County Coroner shall be notified in addition to the
Department of Planning and Building so proper disposition may be accomplished. If human
remains are unearthed, State Health and Safety Code Section 7050.5 require that no further
disturbance shall occur until the County Coroner has made the necessary findings as to the
origin and disposition and pursuant to Public Resources Code Section 5097.98. If the remains
are determined to be of Native American descent, the coroner has 24 hours to notify the
Native American Heritage Commission (NAHC). The NAHC will then contact the most likely
descendent of the deceased Native American, who will then serve as consultant on how to
proceed with the remains (i.e. avoid, rebury).

The applicant will demonstrate that the two single family residences are designed to minimize
interior noise exposure including, but not limited to the following features:

a. Air conditioning or a mechanical ventilation system.
b. Solid core exterior doors with perimeter weather stripping and threshold seals.
Exterior finish stucco or brick veneer (or wood siding with plywood under layer).

d. Roof or attic vents baffled.

Geology and Soils
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GS-1 The applicant shall comply with the recommendations and requirements, or comparable, listed
in the submitted Soils Engineering Report and Engineering Geology Investigation for The
Colony, Lots 1 and 11, Avila Beach Drive, Avila Beach, San Luis Obispo County, California,
GeoSolutions, Inc., March 18, 2013 to include: preparation of building pads, paved areas,

pavement design, mat foundation, post-tensioned slabs, slab-on-grade construction, retaining
walls.
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DATE: August 8, 2014
REVISED: August 12, 2014

DEVELOPER'S STATEMENT & MITIGATION MONITORING/REPORTING PROGRAM
FOR MAVIS PARCEL MAP/ DEVELOPMENT PLAN/ COASTAL DEVELOPMENT
PERMIT
ED13-186 (SUB2013-00054/C0O14-0021)

The applicant agrees to incorporate the following measures into the project. These measures
become a part of the project description and therefore become a part of the record of action
upon which the environmental determination is based. All development activity must occur in
strict compliance with the following mitigation measures. These measures shall be perpetual
and run with the land. These measures are binding on all successors in interest of the subject
property.

Per Public Resources Code Section 21081.6 the following measures also constitute the
mitigation monitoring and/or reporting program that will reduce potentially significant impacts to
less than significant levels. These measures will become conditions of approval (COAs) should
the project be approved. The Lead Agency (County) or other Responsible Agencies, as
specified in the following measures, is responsible to verify compliance with these COAs.

Project Description: A request by Damien and Katheryne Mavis and Patrick Arnold for a
Tentative Parcel Map/ Development Plan/ and Coastal Development Permit to allow for 1) the
subdivision of an existing 6,000 square foot parcel into two 3,000 square foot residential
parcels, 2) construction of two single family residential units of 1,983 square feet and 1,917
square feet on the proposed residential parcels, and 3) use of the residences as two separate
vacation rentals. The residences will be 25 feet in height above natural grade and will each
have attached garages. The project will result in the disturbance of the entire parcel through
development, landscaping and associated improvements. The project is located on the south
side of Avila Beach Drive on Colony Lane, within the community of Avila Beach, in the San Luis
Bay Coastal planning area.

Note: The items contained in the boxes labeled "Monitoring" describe the County
procedures to be used to ensure compliance with the mitigation measures.

Cultural Resources

CR-1 During construction/ground disturbing activities, the applicant shall comply with all
requirements of the Cultural Resources Monitoring Plan submitted by Applied
EarthWorks Inc., dated May 2008 and revised December 2008, including retaining a
Chumash representative during ground disturbance.

Monitoring: Department of Planning and Building shall verify compliance in consuitation with
the Environmental Coordinator. : ' Plkans i

CR-2 Any soil from the embankment that is excavated shall remain on the lot where it
originated from or be transported to the approved location as shown on the “Colony
Retrieval Site” map dated July 15, 2006. Reburial and relocation of cultural materials at

Page 78 of 123




ATTACHMENT 3

this location shall be conducted under the authority of the local Chumash representative
and the project archaeologist who shall also be on site during depositing of materials
and/or reburial activities.

Monitoring: Department of Planning and Building shall verify compliance in consultation with
the Environmental Coordinator.

CR-3 Prior to final inspection the applicant shall submit the final Phase Il
monitoring/mitigation report (completed by Applied EarthWorks, Inc.) detailing alt field
and laboratory work completed, materials recovered, and conclusions reached during all
monitoring activities for review and approval. This report shall show how the project
complied with all the required mitigation measures outlined in the submitted monitoring
report by Applied EarthWorks, Inc. (May 2008).

Monitoring: Department of Planning and Building shall verify compliance in consultatlon wnh
_the Environmental Coordlnator :

CR-4 During construction/ground disturbing activities, in the event archaeological
resources are found to include human remains, or in any other case when human
remains are discovered during construction, the County Coroner shall be notified in
addition to the Department of Planning and Building so proper disposition may be
accomplished. If human remains are unearthed, State Health and Safety Code Section
7050.5 require that no further disturbance shall occur until the County Coroner has made
the necessary findings as to the origin and disposition and pursuant to Public Resources
Code Section 5097.98. If the remains are determined to be of Native American descent,
the coroner has 24 hours to notify the Native American Heritage Commission (NAHC).
The NAHC will then contact the most likely descendent of the deceased Native
American, who will then serve as consultant on how to proceed with the remains (i.e.
avoid, rebury).

. Monitoring: Depariment of Planning and Building shall verify compliance in consultation with
lhe Environmental Coordinator.

Noise

N-1  The applicant will demonstrate that the two single family residences are designed to
minimize interior noise exposure including, but not limited to the following features:

a. Air conditioning or a mechanical ventilation system.

b. Solid core exterior doors with perimeter weather stripping and threshold seals.
c. Exterior finish stucco or brick veneer (or wood siding with plywood under layer).
d. Roof or attic vents baffled.

Monitoring: Department of Planning and Building shall verify oomplaance in consultatlon \mth :
the Environmental Coordinator. ] :
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Geology and Solls

GS-1 The applicant shall comply with the recommendations and requirements, or comparable,
listed in the submitted Soils Engineering Report and Engineering Geology Investigation
for The Colony, Lots 1 and 11, Avila Beach Drive, Avila Beach, San Luis Obispo County,
California, GeoSolutions, Inc., March 18, 2013 to include: preparation of building pads,
paved areas, pavement design, mat foundation, post-tensioned slabs, slab-on-grade
construction, retaining walls.

- Monlitoring:. Dapartmentofﬁlannlng and Building:shall vérify oompﬁan ain ’ uitation W
.tha nvlrbnmental (hordinator :

The applicant understands that any changes made to the project description subsequent to this
environmental determination must be reviewed by the Environmental Coordinator and may
require a new environmental determination for the project. By signing this agreement, the
owner(s) agrees to and accepts the incorporation of the above measures into the proposed
project description,

L Ahmien Mav.s ‘(‘:/rj//‘L

Signature of Owner(s) Name (Print) Date
Qj kﬂ /ZL 4 Lo/ .// &/ Yy
Signature of Owner(s) Name (Print) 7 Déte

Page 80 of 123



ATTACHMENT 3

T
e Avila Beach

RESOM..
N\Golf Course

granils
j :,%:'?EEE‘EE

s,
s

Avilz-Beach
Resort:
Golf Cous bt

Pismo Beach

San Luis Obispe Department, of Planning and 'E;unrjmg ffﬁd‘_tl’[e Caur ysswskar /

Page 81 of 123



ATTACHMENT 3

Avila Bga_gn'
Tunity

Page 82 of 123



ATTACHMENT 3

i

ounty sssegsor.. /._,

g and the

o)
=

Page 83 of 123



ATTACHMENT 3

¥10Z ‘01 HOWYW
-0

+Z00¥L00 = VI 130UVd JAILYINIL

Ll ONIIIINIONS

HOV3d VIIAY - L1 LOT

o . K WX PR e 3 KRk
DU VAT e B 2 1

NOILJIIS30 Vo3

B M OO T LA ¥ 3 434 B O SMTR S WO berrCre ma

"NOLLYAROIN JIHIVHD0J0L

S

m JA0HY

SETOTRIR

e !~ ASTIY whm\/_m_nﬁwv .
1

R ] WYY
‘!i_ 8 TTeie
1
1
1
|
|
I
45 000'C * 48 000°C
2 TEONVd | E30uvd
!
1
1
!
I
1

AARKA HOVYIY YIAY

Page 84 of 123



ATTACHMENT 3

.Eds..\ Y aNidag HOV3Ad VIIAVY

Page 85 of 123



ATTACHMENT 3

SAlJp YOovaq BlIAB

S0

o5
aur| Auojoo Yyaeaq

Page 86 of 123



ATTACHMENT 3

iesit TR

1)

uoiRARED }8ED

-
1 e e
3
=
|
{
4
,“ w
-
3 ———
i
{
|
Jlrsie
—

Page 87 of 123



ATTACHMENT 3

Bima TEOS

LORRABD 1SaM

il e

UOHRADS LIOU

Page 88 of 123



ATTACHMENT 3 :r (’{,

SAN Luis OBISPO COUNTY

DEPARTMENT OF PLANNING AND BUILDING

[ ————

r~ —
¢ - "
w e ST N fee e ]
\ £ foeee

THIS IS A NEW PROJECT REFERiRAL (R J-‘w-' L..._ RTINS
DATE:  3/13/2014 ! |
= ! jf' i —
0 Pu oy
FROM:  Megan Martin (805-781-4163 or mamartin@co.slo.ca.us) 77 0F wap LUt o

Coastal Team / Development Review K MY SR
PROJECT DESCRIPTION: SUB2013-00054 CO14-0021 MAVIS - Proposed parc?lﬁéb wthF
conditional use permit to subdivide parcel into two parcels for two new single family residences of
1983 and 1917 sf respectively with attached garages and balconies. Site location is 2865 Avila Beach
Dr, Avila Beach. APN: 076-196-016

Retumn this letter with your commaents attached no later than: 14 days from receipt of this raferral,
CACs please respond within 60 days. Thank you.

PART 1 - IS THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW?
Q YES (Please go on to PART Il.)
& NO (Call me ASAP to discuss what else you need. We have only 10 days in which
we must obtain comments from outside agencies.)

PART Il - ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR IMPACTS IN YOUR AREA OF

REVIEW?
 YES (Please describe impacts, along with recommended mitigation measures to
reduce the impacts to less-than-significant levels, and attach to this letter)
Cl NO (Please go on to PART IlI)

PART Ill - INDICATE YOUR RECOMMENDATION FOR FINAL ACTION.

Please attach any conditions of approval you recommend to be incorporated into the project's
approval, or state reasons for recommending denial.

IF YOU HAVE "NO COMMEF}FT i PLI;ASE SO INDICATE, OR CALL. s
mﬂz I z!'.{?ﬁ /s [a t’{’ua T Tt ﬁﬁ";_&,wf’r/ ;m‘ Z/-&*?.Kﬂ{:rrx}

4 z,f//fb lsd_ctheckdh o),

3/15/14 ol Gy EEEL
Date Name Phone

CountY GOVERNMENT CENTER o San LUIs Osispo o CALIFORNIA 93408 e (805)781-5600

EMAIL; planning @co.slo.ca.us s  Fax: (805) 781-1242« weesITE: http://www.sloplanning.org
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SLO County Public Works Dept. by Zhoonl 3%% y
21.02.046(a) TENTATIVE MAP Check List '

(Parcel Map or Fractwap) Map No. L& [ £~}

item
(1) Record Data. The boundary lines of the original parcel, with dimensions shown in feet, based on
survey data or information of record, and area of the property shown in square feet or acres to the
nearest tenth.
{2) Property Description. A description of the property as well as the assessor's parce! number(s} for
the property.
(3) Legend and Owner Information. A north arow and scale, the name and address of the record
owner{s), and the name and address of the subdivider.
(4) Vicinity Map. A vicinity map on which shall be shown the general area including adjacent
oroperty, subdivisions and roads
{5) Existing Structures. All existing structures, wells, sepfic tanks, driveways and other
improvements located on the original parcel shall be accurately located, identified and drawn to
scale. The distance between structures, the distance from existing structures to the boundary lines
of the new parcel on which the structures are to be located, and the height of each structure shall be
shown. Such distances shall be established by a registered civil engineer's or licensed land
surveyor's survey when deemed necessary by the planning depariment.
(6) Contour Lines Contour lines of the property shall be shown at intervals set forth: >40 Ac, 40ft;
20-40 AC, 20 ;. 10-20 AC, 10 ft: <10 AC w/ 0-12% slope, 2 ft; >12% slope , 5 ft
(7) Drainage. The approximate location of all watercourses, drainage channels and existing
drainage structures.
“~z | (8) Landforms. The approximate location of other topographic or manmade features, such as bluff
- -] tops and ponds.
~_ | (9) Lakes and Ocean. Approximate high-water lines in lakes or reservolrs, and the mean high tide
. line of the ocean.
=== | {10) Flood Hazard. The location of all areas subject to inundation or stormwater overflow.

W
B
=4
®

’\

‘; Q

N\,

ENCEN

L

<

(11) Proposed Parcel Lines. The proposed division lines with dimensions in feet and the gross and
net area of each parce! created by such division in square feet or acres to the nearest tenth. Also,
each parcel created shall be designated on the tentative map by number.
(12) Designated Buildi ites. Any designated building sites proposed by the applicant to minimize
grading, tree removal, and other potential adverse impacts, or any areas proposed for exclusion
from construction activities, shall be shown on the tentative map for proposed parcels greater than
ten thousand square feet. Also, any details on proposed building setback lines and widths of side
yards shall be shown on the tentative map. _ ..
) | = [ (13) Streets. The locations, name3, coufity road numbere and Widths)of all adjoining and contiguous
M C. highways, streets and ways. R rat /A
(14)_Easements. The locations, purpose and width of all existing and proposed easements, streets
(with proposed names) and appurienant utilities.
~. (15) Coastal Zone. For tentative maps for properties located within the coastal 2one between the

.. | sea and the first public road paralleling the sea, show the location of the public access ways nearest
] 1o the subject site
: 21.02.048 (a)(2)
(/ Preliminary Title Report. Preliminary title report concerning the property which is not more than six

months old showing current property owners.
X = Not Applicable Q = Requires Compliance v = Complied
For Tract Map Applications only: $ depositrec'd Y /N C& | Agreementrec’'d Y /N

COMMENTS:

@_ng/ i}iizzp’/ S ,r;._,(.,r,-y.-/
(L Geale s 4] AJJJ;J»-;UA,,- s le o Canfr sl Sy ppRg . flﬁ"' ,z-f,z?“/.'
./3"'“"‘4""‘11, -~ '—l"—?—!-_,ét?c i /pL ﬁ!(‘f r@ig IL?’. 2y {s = daf i1 It K g r‘f/f’ .',‘fﬁ-'fﬂ
. Tttﬁ Lhgerd Cets vz /&f’;i‘fl_;:ﬂ , N y
[_ A HARY A P I /"LJ! Zomdv 24 TESTT anid_widir) 42 Aviia ’Se_';ifl ! [/}".
" Npea L g oy bour ) '
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SAN LUIS OBISPO COUNTY
DEPARTMENT OF PUBLIC WORKS

Paavo Ogren, Director

County Government Center, Room 207 » San Luis Obispo CA 93408 - (805) 781-5252

Fax (805) 781-1229 email address: pwd@co.slo.ca.us
MEMORANDUM
Date: March 21,2014
To: Megan Martin, Coastal team / Development Review
From:  Frank Honeycutt, Development Services Engineer

Subject: Public Works Project Referral for SUB2013-00054 C0O14-0021 —Mavis Parcel Map and
CUP for 2 residential lots. SR1, 2865 Avila Beach Drive APN 076-196-016

Thank you for the opportunity to provide information on the proposed subject project. It has been
reviewed by several divisions of Public Works, and this represents our consolidated response.

PUBLIC WORKS REQUESTS THAT AN INFORMATION HOLD BE PLACED ON THIS
PROJECT UNTIL THE APPLICANT PROVIDES THE FOLLOWING DOCUMENTS FOR
PUBLIC WORKS REVIEW AND COMMENT:

I. Drainage or Flood Hazard information.

2. The project shall comply with the Land Use Ordinance, Section 22.10.155 for Stormwater
Management. The following information outlined in the Land Use Ordinance, Section
22.10.155.G shall be submitted to the County for review and approval:

a. The applicant shall demonstrate whether the project is subject to LUO Section 22.10.155
for Stormwater Management.

b. Applicable projects shall submit the following to the County for review and approval:
Stormwater Quality Plan; Conservation of natural areas narrative; Stormwater pollutant
of concerns narrative; Drainage Plan; Erosion and Sedimentation Control Plan;
Mechanism in place for long-term maintenance of BMPs; and Calculations for treatment
control BMPs.

c. The applicant shall demonstrate the project has incorporated the minimum number of
County approved LID structural practices into the project. Refer to the brochure Interim
Low Impact Development Guidelines for further information and references for LID
design.
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Public Works Comments:

A. At the time the project referral was received by Public Works on March 14, 2014 the application
acceptance date had not been established. The attached recommended conditions of approval are
subject to change based on Ordinances and Policies in affect at the date of application
acceptance.

B. The project meets the applicability criteria outlined in the Land Use Ordinance, Section
22.10.155 or the Coastal Zone Land Use Ordinance, Section 23.04.450 for Stormwater
Management; therefore, the project is subject to the NPDES General Permit Attachment 4
Design Standards.

Recommended Public Works Conditions of Approval

Improvement Maintenance:

1. Prior to map recordation the developer shall submit a proposed Constructive Notice for the
subdivision to the county Public Works Department for review and approval. The constructive
notice shall provide at a minimum the following provisions:

a. The maintenance, within the public road right of way and / or any public pedestrian
easement adjacent thereto, of the sidewalks, landscaping, and pedestrian amenities
fronting each of the separate lots or parcels within the subdivision in accordance with the
county Public Improvement Standards shall be the solely responsibility of the owner of
each of the separate lots or parcels aforesaid and said owner’s heirs, executors,
administrators, successors and assigns in perpetuity, or until specifically accepted for
maintenance by a public agency.

b. After approval the Constructive Notice shall be recorded in the office of the County
Recorder and a copy of the recorded document submitted to the Public Works
Department.

Improvement Plans:

2. Prior to final map recordation, electric, telephone, and cable television services shall be
completed, and shall meet the utilities’ installation requirements, unless (in-lieu) financial
arrangements with the utility for the installation of these systems have been made.

3. The applicant shall enter into an agreement and post a deposit with the county for the cost of
checking thc map, the improvement plans if any, and the cost of inspection of any such
improvements by the county or its designated representative. The applicant shall also provide
the county with an Engineer of Work Agreement retaining a Registered Civil Engineer to furnish
construction phase services, Record Drawings and to certify the final product to the Department
of Public Works.

Additional Map Sheet:

4. The applicant shall prepare an additional map sheet to be approved by the county Department of
Planning and Building and the Department of Public Works. The additional map sheet shall be
recorded with the final parcel or tract map. The additional map sheet shall include the following:

a. In accordance with Titlc 13.01 of the County Code, the applicant shall be responsible for
paying to the Department of Public Works the Avila Road Improvement Fees for each
future building permit in the amount prevailing at the time of payment.

Peggdels




ATTACHMENT 3

b. The applicant shall demonstrate that the project construction plans are in conformance
with the Source Control BMPs as identified for project incorporation in the applicant’s
Stormwater Quality Plan Application for Priority Projects

c. The property owner shall be responsible for the operation and maintenance of public road
frontage sidewalks, landscaping, street lighting, and pedestrian amenities in a viable
condition and on a continuing basis into perpetuity, or until specifically accepted for
maintenance by a public agency.

d. The additional map sheet shall contain the final conditions of approval for the
Development Plan as they are shown in the Notice of Final Action.

Miscellaneous:
5. The project shall comply with the requirements of the National Pollutant Discharge Elimination
System Phase I and / or Phase I storm water program and the County’s Storm Water Pollution
Control and Discharge Ordinance, Title 8, Scction 8.68 et sec.

6. This subdivision is also subject to the standard conditions of approval for all subdivisions using

community water and sewer a copy of which is attached hereto and incorporated by reference
herein as though set forth in full.

V:\_DEVSERV Referrais\Land Divisions\Parcel Maps\CO 2014-0021 SUB2013-00054 Mavis.doc
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SAN Luls OBISPO COUNTY

DEPARTMENT OF PLANNING AND BUILDING
THIS IS A NEW PROJECT REFERRB EC E IVE D

DATE:  3/13/2014 0 Sets ¢ ?
TO: Env llepcriy MAR 14 2014
SR 137320

FROM: Megan Martin (805-781-4163 or mamartin@co.slo.ca.us)
Coastal Team / Development Review Envi ronmental Health

PROJECT DESCRIPTION: SUB2013-00054 CO14-0021 MAVIS - Proposed parcel map with
conditional use permit to subdivide parcel into two parcels for two new single family residences of
1983 and 1917 sf respectively with attached garages and balconies. Site location is 2865 Avila Beach
Dr, Avila Beach. APN: 076-196-016

Return this letter with your comments attached no later than: 14 days from receipt of this referral.
CACs please respond within 60 days. Thank you.

PART 1 - IS THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW?
GO YES {Please go on to PART Il.)
U NO (Call me ASAP to discuss what else you need. We have only 10 days in which
we must obtain comments from outside agencies.)

PART Il - ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR IMPACTS IN YOUR AREA OF

REVIEW?
Q YES (Please describe impacts, along with recommended mitigation measures to
reduce the impacts to less-than-significant levels, and attach to this letter)
O NO (Please go on to PART Iil)

PART Il - INDICATE YOUR RECOMMENDATION FOR FINAL ACTION.

Please attach any conditions of approval you recommend to be incorporated into the project's
approval, or state reasons for recommending denial.

IF YOU HAVE "NO COMMENT

IP-{ I 3 sbeuld Ao =0, A \IQ\\d u\IKl SQI“-’Q—— /Wﬁ('&/h" IR

eNe. Qom ARCSD 1o peeded cfecls, ool aters save

B A4/14 %@\/W % 563

" PLEARE SO

Daté Phone

COUNTY GOVERNMENT CENTER  » SAN LIS OBISPO o CALIFORNIA 93408 « (805)781-5600

EMAIL: planning @co.slo.ca.us « FAX: {80%5) 7P§€l;egl)42ﬁ53 WEBSITE: http: / /www.sloplanning.org
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HEALTHY EATING ACTIVE LIVING

COALITION PARTNERS:

Arroyo Grande Community Hospital
Boys and Girls Club — South County
Cal Poly University
Art and Design Department
Center for Sustuinability
Food Science & Nutrition Department
Kinesiology Department
Landscape Architecture Department
STRIDE
CenCal Health
Central Coast Ag Network
City of San Luis Obispo
Parks and Recreation Department
Community Action Partnership of
SLO County, Inc.
Dairy Council of California
Diringer Associates
Equilibrium Fitness
First 5 Conunission of SLO
French Hospital Medical Center
Juiciful Creative Consulting
Kennedy Club Fitness
Liflian Larsen Elementary School
Living the Run
Lucia Mar Unified School District
Network for a Healthy California -
Gold Coast Region
North County Farmers Market Assoc.
Oceano Community Center
Paso Robles Library & Recreation Services
Rideshare - Safe Routes to School
San Luis Sports Therapy
San Miguel Jaint Unified School District
San Miguel Resource Connection
SLO Bicycle Coalition
SLO Council of Governments
510 County Board of Supervisors
SL.O County Health Commission
SLO County Office of Education
SLO County Parks
SLO County Planning and Building
SLO County Public Health
SLO Food Bank Coalition
The Community Foundation SLO County
UC Cooperative Extension
YMCA of SLO County

ATTACHMENT 3

May 8, 2014

TO: San Luis Obispo County Planning Commission
FROM: HEAL-SLO - Healthy Communities Work Group
RE: SUB2013-00054 CO14-0021 MAVIS

The Healthy Communities work group has reviewed the conditional use
permit application seeking to subdivide a parcel into two parcels for two
new single family residences at 2865 Avila Beach Drive, Avila Beach.
APN: 076-196-016.

Healthy Communities supports the potential resulting effect of adding
density to the area. Research has indicated dense development patterns
help reduce vehicle miles traveled by placing people and the activities
they conduct in a more concentrated area, which can help reduce sprawl,
conserve land and promote physical activity (Transportation Research
Board, 2009).

While we do not foresee any immediate and obvious negative health or
environmental impacts with this project, we recommend the provision of
future crosswalk infrastructure and appropriate signage at the intersection
of Avila Beach Drive and San Miguel Street, which would provide an
additional link to the Bob Jones Trail and access to the downtown
corridor.

Thank you for the opportunity to review this project. We will monitor
this proposal as it moves forward in the planning process.

Thank you for the opportunity to review this project.

cc:  San Luis Obispo County Health Commission

HEAL-SLO is the SLO County obesity prevention coalition and its mission is to increase healthy eating and regular physical
activity among County residents through policy, behavioral and environmental changes. In carrying out that mission, a
subcommittee called the Healthy Communities Work Group provides responses to Planning staff from a healthy community’s
perspective on proposed land development projects, ordinance and general plan amendments, and special projects.
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COUNTY OF SAN LUIS OBISPO
DEPARTMENT OF PLANNING AND BUILDING
OFFICE MEMORANDUM

DATE:

TO:

FROM:

SUBJE

October 6, 2014
Subdivision Review Board
Megan Martin, Current Planning

CT: Iltem 3 — October 6, 2014 SRB Hearing — Mavis Tentative Map and Development
Plan/ Coastal Development Permit (SUB2013-00054)

Recommendation to modify Development Plan Conditions of Approval — Exhibit B
Condition No. 1 In order to clarify this project is a planned development project and not a
condominium. Revised Condition 1 shall read:

1.

This approval authorizes:

Gy by KatheryneMavis—and-Pa a Tentative
Parcel Map and Development Plan/ Coastal Development Permit to allow for 1)
the subdivision of an existing 6,000 square foot parcel into two 3,000 square foot
residential parcels as a planned development, 2) construction of two single family
residential units of 1,983 square feet and 1,917 square feet with attached two car
garages on the proposed residential parcels, and 3) use of the residences as two
separate vacation rentals. The project will result in the disturbance of the entire
parcel through development, landscaping and associated improvements.

Recommendation to add the following conditions to Development Plan Conditions of
Approval — Exhibit B to include requirements for the Vacation Rental:

Residential Vacation Rental Operational Conditions

2.

Rental of the single family residence shall not exceed four individual tenancies per
calendar month. The first day of each tenancy determines the month assigned to that
tenancy. No additional occupancy of the residence (with the exception of the property
owner and private non-paying guests) shall occur. A residential vacation rental shall
only be used for the purposes of occupancy as a vacation rental or as a full time
occupied residence. No other use (i.e.: home occupation, temporary event, homestay)
shall be allowed on the site.

The maximum number of occupants allowed in the residential vacation rental shall not
exceed the number of occupants that can be accommodated consistent with the onsite
parking requirement, and shall not exceed two persons per bedroom plus two additional
persons, or eight persons total.

The residential vacation rental is not to change the residential character of the outside
appearance of the building, either by the use of colors, materials, lighting, or by the
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construction of accessory structures or garages visible from off-site and not of the same
architectural character as the residence; or by the emission of noise, glare, flashing
lights, vibrations or odors not commonly experienced in residential areas.

Availability of the rental unit to the public shall not be advertised on site, and the rental
unit shall not advertise on-street parking.

Vehicles used and traffic generated by the residential vacation rental shall not exceed
the type of vehicles or traffic volume normally generated by a home occupied by a full
time resident in a residential neighborhood. Normal residential traffic volume means up
to 10 trips per day.

All parking associated with the residential vacation rental shall be entirely on-site, in a
garage, driveway or otherwise out of the roadway. Tenants of the vacation rental shall
not use on-street parking at any time.

The residential vacation rental shall comply with the standards of Section 23.06.040 et
seq. (Noise Standards). No residential vacation rental is to involve on-site use of
equipment requiring more than standard household electrical current at 110 or 220 volts
or that produces noise, dust, odor or vibration detrimental to occupants of adjoining
dwellings. The property owners and/or property managers shall insure that the
occupants of the residential vacation rental do not create loud or unreasonable noise
that disturbs others and is not in keeping with the character of the surrounding
neighborhood. Loud and unreasonable noise shall be evaluated through field
observations by a County Sheriff, County Code Enforcement or other official personnel,
based upon a threshold of noise disturbance related to the residential vacation rental
use that is audible from a distance of 50 feet from the property lines of the rental
property.

The property owner shall designate a local property manager or contact person. The
local property manager or contact person shall be available 24 hours a day to respond to
tenant and neighborhood questions or concerns. Where a property owner lives within
the same community as the residential vacation rental, the property owner may
designate themselves as the local contact person. The following requirements shall
apply:

a. A notice shall be submitted to the Department of Planning and Building, the local
Sheriff Substation, the main county Sheriff's Office; the local fire agency and
supplied to the property owners within a 200 foot radius of the proposed
residential vacation rental site. Distances shall be measured as a radius from the
exterior property lines of the property containing the residential vacation rental
unit. This notice shall state the property owner's intention to establish a
residential vacation rental and shall include the name, address and phone
number of the local contact person and the standards for noise, parking and
maximum number of occupants. A copy of the notice, a form certifying that the
notice has been sent and a list of the property owners notified shall be supplied
to the Planning and Building Department at the time of application for the
Business License and Transient Occupancy Tax Certificate for the residential
vacation rental.

b. The name, address and telephone number(s) of the local contact person shall be
permanently posted in the rental unit in a prominent location(s). Any change in

Page 2 of 5
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the local contact person's address or telephone number shall be promptly
furnished to the agencies and neighboring property owners. In addition, the
standards for parking, maximum occupancy and noise shall be posted inside the
residential vacation rental unit and shall be incorporated as an addendum to the
vacation rental contracts.

10. The residential vacation rental shall meet the regulations and standards set forth in
Chapter 3.08 of the County Code, including any required payment of transient
occupancy tax for the residential vacation rental. The Transient Occupancy Tax
Certificate number shall be included in all advertising for the residential vacation rental.

11. If the Business License issued for the residential vacation rental expires pursuant to Title
6 of the County Code, a new Zoning Clearance and/or Business License shall be
required and shall be subject to all standards as set forth in the Residential Vacation
Rental Ordinance (Section 23.08.165).

12. Penalties for violation of these conditions of approval may include revocation of the
Minor Use Permit, Zoning Clearance and/or Business License. Violations that will cause
the processing of revocation include:

a. Failure to notify County staff when the contact person, or contact information,
changes.

b. Violation of the residential vacation rental tenancy standards.

c. Violation of the residential vacation rental maximum occupancy, parking and
noise requirements.

d. The inability of County staff or the Sheriff's Dispatch to reach a contact person.
e. Failure of the local contact person, or property owner, to respond the complaint.

Three verified violations, as determined by a County Planning and Building staff person,
within any consecutive six month period, shall be grounds for revocation of the Minor
Use Permit, Zoning Clearance and/or Business License. Signed affidavits by members
of the community may be used to verify violations. Revocation of the Minor Use Permit,
Zoning Clearance and/or Business License shall follow the same procedure used for
land use permit revocation as set forth in Section 23.10.160 of the Coastal Zone Land
Use Ordinance. The Director of Planning and Building will hold the initial revocation
hearing.

Recommendation to revise Condition No.2 (original) to Condition of Approval — Exhibit B.
Staff incorrectly determined average natural grade and the applicant will need to revise
the site plan to illustrate the corrected average natural grade.

Site Development

2. At the time of application for construction permits, submit a revised site plan, floor
plan, architectural elevations to detail exterior finish materials, colors, and height
above natural grade on all sides of proposed buildings to the Department of
Planning and Building for review and approval. The revised plan shall indicate the
following and development shall be consistent with this revised and approved plan:

Page 3 of 5
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a. Revised measurement of average natural grade to reflect the lowest point where
the structure meets existing grade;

b. Revised plans to show a pitched roof with a slope greater than 2.5 in 12; and,
c. Revised height of the residences not to exceed 25 feet above average natural

grade.

Recommendation to modify Tentative Parcel Map Conditions of Approval — Exhibit D
Condition No. 1 of Subdivision Review Board Hearing Item No. 2. In order to clarify this
is a planned development project and not a condominium. Revised Condition 1 shall
read:

13. This approval authorizes:

harvna M I Nnd P

K3 , Javis—and—Pa a— T entative
Parcel Map and Development Plan/ Coastal Development Permit to allow for 1)
the subdivision of an existing 6,000 square foot parcel into two 3,000 square foot
residential parcels as a planned development, 2) construction of two single family
residential units of 1,983 square feet and 1,917 square feet with attached two car
garages on the proposed residential parcels, and 3) use of the residences as two
separate vacation rentals. The project will result in the disturbance of the entire
parcel through development, landscaping and associated improvements.

Recommendation to modify Tentative Parcel Map Conditions of Approval — Exhibit D
Condition No. 15. Staff recommends the modification to reflect the homeowner’s
responsibility to maintain the common use areas through development of a homeowner’s
association or maintenance agreement as allowed by the California Civil Code Section
4157.

Covenants, Conditions and Restrictions

15. The developer shall submit proposed covenants, conditions, and restrictions for the
subdivision to the county Department of Planning and Building for review and approval.
The CC&R's shall establish a home owners association (or otherwise satisfy the
requirements of California Civil Code Section 4157) and provide at a minimum the
following provisions:

A site plan showing the common use areas.

Maintenance of landscaping.

Maintenance of common areas.

Maintenance of all driveways.

A common wall or party wall agreement, deed restriction or other enforceable
restriction will be recorded.

P00 D

Staff report (p.1) shall be modified as follows:
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A request by Damien and Katheryne Mavis and Patrick Arnold for a Tentative Parcel Map and
Development Plan/Coastal Development Permit to allow for 1) the subdivision of an existing
6,000 square foot parcel into two 3,000 square foot residential parcels as a planned
development, 2) construction of two single family residential units of 1,983 square feet and
1,917 square feet on the proposed residential parcels, and 3) use of the residences as two
separate vacation rentals. The residences will be 25 feet in height above natural grade and will
each have attached garages. The project will result in the disturbance of the entire parcel
through development, landscaping and associated improvements. The project is located on the
south side of Avila Beach Drive on Colony Lane, within the community of Avila Beach, in the
San Luis Bay Coastal planning area.

Staff Report (p.3) paragraph 7 shall be modified as follows:
Sect/on 23 04 110(f) S/de setbacks for special development types

- A ~ where Common Wall Development. Any
two dwelllng unlts and/or thelr accessory garages are constructed on adjoining lots without
setbacks between them. This ordinance section applies to existing standard sized lots where
the land owners wish to have a common wall but are not proposing a condominium or planned
development which would require common use ot or common use area.

Staff Report (p.4) paragraph 1 shall be modified as follows:

Staff Response: As a condominium/planned development the proposed project falls under a
different ordinance section (23.04.028d - Condominiums). Condominiums and planned
developments may have attached common walls by definition. In fact, most condominiums and
planned developments have multiple buildings with multiple common walls where side setbacks
from adjacent property lines are set by the Coastal Zone Land Use Ordinance as discussed
above.

Staff Report (p.7) paragraph 2 shall be modified as follows:
Staff Response: This proposed eondeminivm—project is subject to ordinance section
(23.04.028d). Condominiums and planned developments may have attached common walls by

definition. Side setbacks from adjacent property lines in the residential multi-family land use
category are set by the Land Use Ordinance Section 23.04.100 at 3 feet.

If you have any questions concerning these requirements, please contact me at (805) 781-4163.

Page 5 of 5
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COUNTY OF SANLUISOBISPO

DEPARTMENT OF PLANNING AND BUILDING
STAFF REPORT

Promoting the-iwis’-e use of land SUBDIVISION REVIEW BOARD

Helpina build areat communities

MEETING DATE CONTACT/PHONE APPLICANT FILE NO.
October 6, 2014 Megan Martin Damien and Katheryne CO 14-0021
(805) 781-4163 Mavis, Patrick Arnold SUB2013-00054

mamartin@co.slo.ca.us

SUBJECT
A request by Damien and Katheryne Mavis and Patrick Arnold for a Tentative Parcel Map and Development]
Plan/Coastal Development Permit to allow for 1) the subdivision of an existing 6,000 square foot parcel into
two 3,000 square foot residential parcels_as a planned development, 2) construction of two single family]
residential units of 1,983 square feet and 1,917 square feet on the proposed residential parcels, and 3) use of]
the residences as two separate vacation rentals. The residences will be 25 feet in height above natural grade
and will each have attached garages. The project will result in the disturbance of the entire parcel through
development, landscaping and associated improvements. The project is located on the south side of Avila
Beach Drive on Colony Lane, within the community of Avila Beach, in the San Luis Bay Coastal planning area.

RECOMMENDED ACTION

1. Adopt the Mitigated Negative Declaration in accordance with the applicable provisions of the Californial
Environmental Quality Act, Public Resources Code Section 21000 et seq.

2. Approve Tentative Parcel Map CO14-0021 and Development Plan/Coastal Development Permit

SUB2013-00054 based on the findings listed in Exhibit A and the conditions listed in Exhibit B

ENVIRONMENTAL DETERMINATION
The Environmental Coordinator, after completion of the initial study, finds that there is no substantial evidence|
that the project may have a significant effect on the environment, and the preparation of an Environmental
Impact Report is not necessary. Therefore, a Mitigated Negative Declaration (pursuant to Public Resources
Code Section 21000 et seq., and CA Code of Regulations Section 15000 et seq.) has been issued on August
21, 2014 for this project. Mitigation measures are proposed to address cultural resources, geology and soils,
noise, public services/utilities, recreation, and transportation/circulation and are included as conditions of]
approval.

LAND USE CATEGORY COMBINING DESIGNATION (ASSESSOR PARCEL NUMBER  |[SUPERVISOR

Residential Multi-Family |Archaeologically Sensitive, Local 076-196-016 DISTRICT(S)
Coastal Plan Area, Coastal 3
Appealable Zone

PLANNING AREA STANDARDS:
Avila Beach Specific Plan

LAND USE ORDINANCE STANDARDS:
Minimum Parcel Size

EXISTING USES:
Vacant, undeveloped

SURROUNDING LAND USE CATEGORIES AND USES:
North: Recreation / Avila Beach Golf Course
East: Residential Multi Family / Vacant

South: Residential Multi Family / Residences

\West: Residential Multi Family / Vacant

ADDITIONAL INFORMATION MAY BE OBTAINED BY CONTACTING THE DEPARTMENT OF PLANNING & BUILDING AT:
COUNTY GOVERNMENT CENTER y SAN Luis OBIsPO y CALIFORNIA 93408 y (805) 781-5600 y FAXx: (805) 781-1242
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(OTHER AGENCY / ADVISORY GROUP INVOLVEMENT:

The project was referred to: Public Works, Environmental Health, General Services/Parks, Building Division,
Cal Fire, HEAL SLO, Avila Community Services District, California Coastal Commission, Avila Valley Advisory

Council.

TOPOGRAPHY:
Site is nearly level with one steep short slope across the
northern third of the property.

VEGETATION:
Non-native scattered grasses

PROPOSED SERVICES:

\Water supply: Community system

Sewage Disposal: Community sewage disposal system
Fire Protection: Avila Beach Fire

IACCEPTANCE DATE:
May 9, 2014

PROJECT HISTORY:

The project site is located on an existing legal lot within the “old railroad right of way” along Avila
Beach Drive in the community of Avila Beach. The lots within this area were approved by a lot
line adjustment in August 1997 and recorded by parcel (final) map at Book 54, Page 73. (This
parcel is Parcel 11 of COAL 96-112).

PROJECT DESCRIPTION:

The proposed project is a planned development which includes the subdivision of one
approximately 6,000 square foot parcel into two parcels, and the subsequent development of
two residential units. The proposed parcels will each be approximately 3,000 square feet. One
residence will be approximately 1,913 square feet with an attached two car garage, and the
second residence will be approximately 1,983 square feet with an attached two car garage.
Both residences will be used as separate vacation rentals. Access for the parcels will be off a
private easement (Colony Lane) and the lots will not have vehicular access from Avila Beach
Drive.

ORDINANCE COMPLIANCE:
TITLE 21 REAL PROPERTY DIVISION ORDINANCE

Section 21.09.010 - Quimby Fees

Title 21, the Real Property Division Ordinance, establishes an in-lieu fee for all new land
divisions for the purpose of developing new, or rehabilitating existing park or recreational
facilities to serve land divisions.

Staff Response: Payment of the parkland fee for all undeveloped parcels is required prior to
map recordation.

Section 21.03.010 - Design Criteria: Factors to be considered

The proposed parcels are consistent with the design criteria set forth in Chapter 3 of Title 21 of
the Real Property Division Ordinance. Design standards include but are not limited to
compliance with all ordinance and general plan requirements, Subdivision Map Act regulations,
landscaping, access and circulation, drainage, water and sewer services, utilities, and any
additional coastal requirements.
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Subdivision Review Board
C0O14-0021/Mavis & Arnold
Page 3

TITLE 23 COASTAL ZONE LAND USE ORDINANCE

Minimum Parcel Size

Section 23.04.028 of the Coastal Zone Land Use Ordinance establishes standards for
determining minimum parcel sizes in the Residential Multi-Family land use category. Generally,
minimum parcel size standards are determined by a series of tests that include the type of road
that provides access to the site, slope, and type of wastewater facility available to the site.
However, this project is subject to Section 23.04.028(d) - Condominiums, which allows for a
smaller parcel size with Development Plan approval, as long as the following can be met:

1. The common ownership external parcel is in compliance with the provisions of this
section; and

2. The density of residential units is in compliance with Section 23.04.084 where the project
is located in the Residential Multi Family land use category.

Staff Response: The proposed project meets both of these requirements as the common
ownership parcel (i.e. “parent parcel’) is 6,000 square feet, which meets the minimum parcel
size requirement of 6,000 square feet and is in compliance with the density requirements of Title
23 (Section 23.04.084). The Avila Beach Specific Plan density standards override Section
23.04.084 but in this case are the same. For further discussion on multi-family density, refer to
the density section of this staff report under Avila Beach Specific Plan.

Section 23.04.160 - Parking
Parking requirements for single family dwellings require 2 parking spaces per dwelling. The
proposed project includes two spaces for each residence.

Staff Response: The proposed project complies with this requirement. Each residence will
have an attached two-car garage at the lower level.

Section 23.04.100 — Setbacks

The front property line for the project site is parallel with Avila Beach Drive. For all residential
uses, a minimum front setback of 25 feet is required; the rear property line for the site is parallel
with Colony Lane. The minimum rear setback is 10 feet on sites of less than one acre in net
area. Side setbacks within urban and village reserve areas are to be 10 percent of the lot width,
to a maximum of five feet but not less than 3 feet on sites less than one acre in net area.

Staff Response: The proposed project complies with these requirements. The proposed single
family residences will be setback from the front property line approximately 27 feet and setback
from the rear property line 10 feet. The proposed side setback from adjacent lots is 3 feet which
meets the 10 percent lot width setback requirement.

Sect/on 23 04 1 10(f) Side setbacks for spec:a/ development types

At v where-Common Wall Development. Any
two dwelllng units, and/or their accessory garages are constructed on adjoining lots without
setbacks between them. This ordinance section applies to existing standard sized lots where
the land owners wish to have a common wall but are not proposing a condominium or planned
development which would require common use lot or common use area. The two dwelling units
may be constructed as such provided that:

1. The setback has been eliminated through Subdivision Map or Development Plan
approval;
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Subdivision Review Board
C0O14-0021/Mavis & Arnold
Page 4

2. A common wall or party wall agreement, deed restriction or other enforceable restriction
has been recorded; and

3. The side setbacks opposite the common wall property line are not less than two times
the minimum width required by this section.

4. Common wall construction is in compliance with the Uniform Building Code.

Staff Response: As a eondominitm/planned development the proposed project falls under a
different ordinance section (23.04.028d__- Condominiums). Condominiums and planned
developments may have attached common walls by definition. In fact, most condominiums and
planned developments have multiple buildings with multiple common walls where side setbacks
from adjacent property lines are set by the Coastal Zone Land Use Ordinance as discussed
above..

Section 23.08.165 — Residential Vacation Rentals

A residential vacation rental is the use of an existing residence as a rental for transient use.
This does not include the rental of the entire residence for periods of thirty days or longer. In all
Residential and Recreation land use categories, no parcel shall be approved for a residential
vacation rental if it is within 50 feet of another parcel with a residential vacation rental and/or
other visitor serving accommodation. This location standard may be modified through a Minor
Use Permit approval when a Development Plan is not otherwise required.

Staff Response: The proposed project does not meet the location standard because it is within
50 feet of an existing vacation rental. The applicant has submitted a request as a part of the
project description to modify the location standard to allow for both residences to be used as
vacation rentals. This request to modify the location standard is made part of the Development
Plan and as such, complies with these requirements as conditioned.

PLANNING AREA STANDARDS:

San Luis Bay Area Plan

Avila Beach Specific Plan

The Avila Beach Specific Plan, and any amendments made thereto is hereby incorporated into
this Land Use Element as though it were fully set forth here. All development within the Avila
Beach Specific planning area (as shown above) is to be in conformity with the adopted Specific
Plan, as well as all other applicable LCP standards. In the event of any conflict between the
provisions of the San Luis Bay Area Plan and the Specific Plan, the Specific Plan shall control.

Residential Standards. All new residential development shall be designed to protect public view
corridors to the beach and ocean.

Staff Response: The proposed project does not inhibit any public view corridors. The best
public views in this area are through the street corridors which are protected rights of way. This
project site contains development adjacent to the south-west (mix of commercial and residential
development) which currently block views along Avila Beach Drive in this particular location to
the beach and ocean. This project will not further inhibit existing views of the beach and ocean
because of existing surrounding development.

Storm Drainage. The project is required to incorporate Best Management Practices (BMP’s) to
address storm water runoff.
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Staff Response: The combined set of BMP’s shall be designed to treat and infiltrate storm
water runoff up to and including the 85th percentile storm event. The proposed project is
conditioned to include BMP'’s in the grading and drainage plans to meet this requirement.

AVILA BEACH SPECIFIC PLAN STANDARDS:

Density

Allowable density shall be low density (up to 15 units to the acre), but can be increased up to 38
units to the acre if the following conditions are met (to be determined by the Planning
Commission through Development Plan review):

1. There would be no greater obstruction of public views and no greater limitation of solar
access to adjacent properties than at 15 units per acre;

2. The bulk, massing and design character of the project would be consistent with that of
the surrounding adjacent parcels, and

3. All other design guidelines and standards applicable to Residential Multi Family are met.

Staff Response: The project as proposed is designed at the high density level relative to the
maximum floor area and minimum open area required. The project complies with the criteria for
increased density because there is no greater obstruction of public views due to existing
development adjacent to the property. There is also no greater solar obstruction to the nearest
existing residence which is located approximately 45 feet to the south. The project complies
with all ordinance requirements as conditioned.

The required base square footages for high density include the following:

[ ] DENSITY MAX FLOOR AREA | MIN. OPEN AREA

Allowed | 38 units/acre (5 units) 65% (3,900 sq ft) 40% (2,400 sq ft)

Proposed 2 units 3,900 sq ft 3,295 sq ft.
Setbacks

To achieve conformance with existing development patterns, front setback requirements should
be consistent with adjacent parcels. The proposed project is not located adjacent to any
existing structures on Avila Beach Drive, which would affect the front setback requirement. The
front setback for the proposed project is 25 feet as per the Coastal Zone Land Use Ordinance.

Allowable Building Height
Building height should be 20 feet, however maximum height is 25 feet provided the following are
met:

1. Height would result in no greater obstruction of public views and no greater limitation of
solar access to adjacent properties than a 20 foot building.

2. The building has a pitched roof with a slope greater than 2.5 in 12, and the additional
height above 20 feet is used to achieve this pitched roof. Height shall be measured as
specified in the Coastal Zone Land Use Ordinance.

Staff Response: The project is proposed to be 25 feet as measured from average natural
grade. The project would not result in greater obstruction of public views and no greater
limitation of solar access to adjacent properties. The building has a pitched roof with a slope of
5 to 12, and the additional height above 20 feet is used to achieve this pitched roof. The
proposed project complies with the two height requirements for solar access and roof pitch as
proposed.
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Off-Street Parking requirements and location

Parking requirements are set forth in the Coastal Zone Land Use Ordinance for the proposed
project (see parking under ordinance requirements for specific numbers). To reduce visual
impacts, required parking spaces shall not be located in the front setback, except as provided in
paragraph 23.04.108 a(2) of the Coastal Zone Land Use Ordinance.

Staff Response: The proposed project complies with this requirement. Both residences have
proposed all off-street spaces (two spaces per residence) to be located within the attached
garages.

Drainage Requirements

All new development within the Residential Multi-Family area shall conform to the drainage
standards described in the Avila Beach Urban Area Standards in the San Luis Bay Area Plan.
This project complies with this standard as conditioned.

CZLUO section 23.04.092 requires new residential developments of more than eleven units set
aside 15% of multifamily units for households of low or moderate income. The proposed project
includes two residential units and therefore is exempt from this requirement because it is less
than 11 units.

COMBINING DESIGNATIONS:

Local Coastal Program
The project site is located within the California Coastal Zone as determined by the California
Coastal Act of 1976 and is subject to the provisions of the Local Coastal Program.

Coastal Appealable Zone
The project is appealable to the Coastal Commission because the project is between the first
public road and the ocean.

COMMUNITY ADVISORY GROUP COMMENTS:

Avila Valley Advisory Council Sub-Committee: The Avila Valley Advisory Land Use Committee
met on March 27, 2014 to discuss the proposed project. Comments and concerns by the sub-
committee were heard by the applicant and staff and it was determined that additional
information and a follow-up meeting was necessary prior to the sub-committee submitting its
comments to the Avila Valley Advisory Committee. Revised plans were submitted to staff but
these plans were not forwarded to the sub-committee and a follow-up meeting was not
scheduled. A follow-up meeting has been scheduled for October 1, 2014 where the sub-
committee will discuss the revised plans and provide additional comments to the Avila Valley
Advisory Committee. The following concerns related to the project were summarized by the
sub-committee in electronic mail dated September 7, 2014 and the first meeting held March 27,
2014.

1. Lot Width — Section 23.04.0909g.(1) provides for a minimum lot width of 35’.
Staff Response: Section 23.04.0909(1) provides for a minimum lot width of 35 feet for

affordable housing density bonus. The proposed project is not requesting an affordable housing
density bonus and therefore is not subject to the standards provided in Section 23.04.090g (1).
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2. Side Setback — Section 23.04.110f.(2)(iii) Common Wall Development provides for side
setbacks to be at least twice the setback as established for a Condominium multi-family
project, which for this project is 10% of the 30’ width or 3'. The required setback is 6’. The
applicant has proposed only 3.

Staff Response: This proposed econdemirivim—_project is subject to ordinance section
(23.04.028d). Condominiums and planned developments may have attached common walls by
definition. Side setbacks from adjacent property lines in the residential multi-family land use
category are set by the Land Use Ordinance Section 23.04.100 at 3 feet.

3. Building Height — Section 23.04.122 illustrates the Measurement of Height to determine the
average mean elevation. The applicant has incorrectly determined this average mean
elevation resulting in a higher building height than allowed by the Specific Plan.

Staff Response: Figure A1.1 illustrates “lower finish floor” and “main finish floor” which is not
the same as the highest and lowest point where the exterior walls touch the natural grade as
required by Section 23.04.122 — Measurement of Height. “Lower finish floor” and “main finish
floor” is the surveyed elevation where the residences floors will sit when the site has been
graded. Figure C-2 illustrates the existing elevation contours existing across the proposed
parcels. The highest point where an exterior wall touches the natural grade is approximately 16
feet; the lowest point where an exterior wall touches the natural grade is approximately 8 feet.
The average natural grade is approximately 12 feet. The applicant correctly determined the
average natural grade and as conditioned is limited to a maximum height of 25 feet above
natural grade. The proposed residence will not exceed 25 feet in height above average natural
grade.

4. The applicants are requesting these residences be used as “vacation rentals”. This conflicts
with 23.08.165c (Residential vacation rentals) ordinance which states: “within the Avila
Beach Community Service District boundaries, in all residential/recreational land use
categories, no two (2) contiguous parcels (APN#s) shall be vacation rentals and no two (2)
contiguous or adjacent units in a parcel (one APN#) shall have vacation rentals.”

Staff Response: In all Residential and Recreation land use categories within Avila Beach, no
parcel shall be approved for a residential vacation rental if it is within 50 feet of another parcel
with a residential vacation rental and/or visitor-serving accommodation. This location standard
may be modified through a Minor Use Permit approval when a Development Plan is not
otherwise required. The applicant has requested the location standard be modified through
consideration of the Development plan.

AGENCY REVIEW:

Public Works: Comments and recommended conditions of approval received March 18, 2014
and March 21, 2014 are kept in the file and included as part of Exhibit B — Conditions of
Approval. Additionally, Public Works requested the applicant demonstrate whether the project
is subject to LUO Section 22.10.155 for Stormwater Management and that a Stormwater Quality
Plan be submitted for review and approval.

Staff Response: The applicant submitted a Stormwater Control Plan application to Public
Works. Public Works determined based on the impervious surface values no improvements
were needed (T. Tomlinson, 2014). Conditions of approval have been included as part of
Exhibit B — Conditions of Approval.
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Environmental Health: “The applicant has not obtained a preliminary health clearance letter and
should do so. A valid will serve/intent to serve from ABCSD is needed.” (Leslie Terry, April 14,
2014).

Staff Response: The applicant has obtained a valid intent to serve letter from the ABCSD (K.
Richardson, March 13, 2014).

General Services/Parks: “Pay Quimby Fees.” (Elizabeth Kavanaugh, May 6, 2014)

Staff Response: The project as conditioned is required to pay parkland fees.

Building Division: Comments included in Exhibit B — Conditions of Approval as applicable.
Cal Fire: Fire Safety Plan received August 24, 2014 (Tony Gomes, August 24, 2014).

HEAL SLO: “Healthy Communities supports the potential resulting effect of adding density to
the area’]l recommend the provision of future crosswalk infrastructure and appropriate signage
at the intersection of Avila Beach Drive and San Miguel Street, which would provide an
additional link to the Bob Jones Trail and access to the downtown corridor.” (HEAL-SLO, May 8,
2014).

Avila Community Services District: “The applicant will need to meet all conditions of will serve
fee water and sewer and pay all applicable fees”; (Kathryn Richardson, March 13, 2014.)

Staff Response: The applicant is responsible for contacting the Avila Beach Community
Services District to confirm water and sewer conditions and all fees have been met.

Port San Luis Obispo Harbor District: In a letter dated September 4, 2014, the Harbor District
requested that the proper Best Management Practices and good housekeeping be implemented
during construction. During recent construction activities in close proximity to the planned
project site, litter and construction debris accumulated in the area due to poor housekeeping
and lack of adequate BMPs. The District requests that sufficient efforts be made to ensure
similar incidents to do not occur during the planned construction project. These efforts should
entail daily work site housekeeping, proper use of BMPs, and removal of any construction
debris that enters the parking lot or stormwater swale.

Staff Response: The project, as conditioned, is required to incorporate BMPs into construction
to address storm water runoff. These measures will be included on the drainage and grading
plans and are designed to treat and infiltrate water runoff up to and including the 85" percentile
storm event. In addition, the project as conditioned will be required to provide good
housekeeping practices to ensure construction debris and litter do not accumulate during or
after construction.

California Coastal Commission: None received.

LEGAL LOT STATUS:
The one existing parcel was legally created by the recordation of a map for Lot Line Adjustment
COAL 96-112, Parcel #11 (Book 54, Page 73 of Parcel Maps).
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Staff report prepared by Megan Martin and reviewed by Terry Wahler and Steve McMasters.
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REVISED CONDITIONS OF APPROVAL - EXHIBIT B
CONDITIONS FOR DEVELOPMENT PLAN/COASTAL DEVELOPMENT PERMIT

Approved Development

1.

This approval authorizes:

y y a Tentative Parcel
Map and Development Plan/ Coastal Development Permit to allow for 1) the
subdivision of an existing 6,000 square foot parcel into two 3,000 square foot
residential parcels as a planned development, 2) construction of two single family
residential units of 1,983 square feet and 1,917 square feet with attached two car
garages on the proposed residential parcels, and 3) use of the residences as two
separate vacation rentals. The project will result in the disturbance of the entire

Darcel throuqh development Iandscaplnq and associated |mprovements Reguest-by

b. The maximum height of the residences shall be 25 feet as measured from average
natural grade.

Residential Vacation Rental Operational Conditions

2. Rental of the single family residence shall not exceed four individual tenancies per

calendar month. The first day of each tenancy determines the month assigned to that
tenancy. No additional occupancy of the residence (with the exception of the property
owner_and private non-paying guests) shall occur. A residential vacation rental shall
only be used for the purposes of occupancy as a vacation rental or as a full time
occupied residence. No other use (i.e.: home occupation, temporary event, homestay)
shall be allowed on the site.

The maximum number of occupants allowed in the residential vacation rental shall not

exceed the number of occupants that can be accommodated consistent with the onsite
parking requirement, and shall not exceed two persons per bedroom plus two additional
persons, or eight persons total.

The residential vacation rental is not to change the residential character of the outside

appearance of the building, either by the use of colors, materials, lighting, or by the
construction of accessory structures or garages visible from off-site and not of the same
architectural character as the residence; or by the emission of noise, glare, flashing
lights, vibrations or odors not commonly experienced in residential areas.
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Availability of the rental unit to the public shall not be advertised on site, and the rental

unit shall not advertise on-street parking.

Vehicles used and traffic generated by the residential vacation rental shall not exceed

the type of vehicles or traffic volume normally generated by a home occupied by a full
time resident in a residential neighborhood. Normal residential traffic volume means up
to 10 trips per day.

N ‘[Formatted: No bullets or numbering ]
All parking associated with the residential vacation rental shall be entirely on-site, in &<~ - - { Formatted: Space After: 0 pt, Line spacing:
garage, driveway or otherwise out of the roadway. Tenants of the vacation rental shall single, Numbered + Level: 1 + Numbering
not use on-street parking at any time. Style: 1, 2, 3, ... + Start at: 2 + Alignment: Left

+ Aligned at: 0.25" + Indent at: 0.5"

-«

The residential vacation rental shall comply with the standards of Section 23.06.040 et TF;”L“i‘nZt;egéiri"‘?e;ﬁ left: 0, Space After: 0 }
seq. (Noise Standards). No residential vacation rental is to_involve on-site use of .\ pacing: sing

equipment requiring more than standard household electrical current at 110 or 220 volts Formatted: Space After: 0 pt, Line spacing:

" " - - . single, Numbered + Level: 1 + Numbering
or that produces noise, dust, odor or vibration detrimental to occupants of adjoining Style: 1,2, 3, ... + Start at: 2 + Alignment: Left
dwellings. The property owners and/or property managers shall insure that the + Aligned at: 0.25" + Indent at: 0.5"

occupants of the residential vacation rental do not create loud or unreasonable noise
that disturbs others and is not in keeping with the character of the surrounding
neighborhood. Loud and unreasonable noise shall be evaluated through field
observations by a County Sheriff, County Code Enforcement or other official personnel,
based upon a threshold of noise disturbance related to the residential vacation rental
use that is audible from a distance of 50 feet from the property lines of the rental

property.

=== ‘{Formatted: Indent: Left: 0", Space After: 0
The property owner shall designate a local property manager or contact person. The o esmachy o

local property manager or contact person shall be available 24 hours a day to respond to
tenant and neighborhood questions or concerns. Where a property owner lives within
the same community as the residential vacation rental, the property owner may
designate themselves as the local contact person. The following requirements shall

apply:

a. A notice shall be submitted to the Department of Planning and Building, the local
Sheriff Substation, the main county Sheriff's Office; the local fire agency and
supplied to the property owners within a 200 foot radius of the proposed
residential vacation rental site. Distances shall be measured as a radius from the
exterior property lines of the property containing the residential vacation rental
unit. This notice shall state the property owner's intention to establish a
residential vacation rental and shall include the name, address and phone
number of the local contact person and the standards for noise, parking and
maximum number of occupants. A copy of the notice, a form certifying that the
notice has been sent and a list of the property owners notified shall be supplied
to the Planning and Building Department at the time of application for the
Business License and Transient Occupancy Tax Certificate for the residential
vacation rental.

b. The name, address and telephone number(s) of the local contact person shall be+- - - -| Formatted: Indent: Left: 0.75", Hanging:

. e . . ; 0.25", Don't adjust space between Latin and
permanently posted in the rental unit in a prominent location(s). Any change in Asian text, Don't adjust space between Asian

text and numbers
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the local contact person's address or telephone number shall be promptly
furnished to the agencies and neighboring property owners. In addition, the
standards for parking, maximum occupancy and noise shall be posted inside the
residential vacation rental unit and shall be incorporated as an addendum to the
vacation rental contracts.

10. The residential vacation rental shall meet the regulations and standards set forth in
Chapter 3.08 of the County Code, including any required payment of transient
occupancy tax for the residential vacation rental. The Transient Occupancy Tax
Certificate number shall be included in all advertising for the residential vacation rental.

11. If the Business License issued for the residential vacation rental expires pursuant to Title
6 of the County Code, a new Zoning Clearance and/or Business License shall be
required and shall be subject to all standards as set forth in the Residential Vacation
Rental Ordinance (Section 23.08.165).

12. Penalties for violation of these conditions of approval may include revocation of the
Minor Use Permit, Zoning Clearance and/or Business License. Violations that will cause
the processing of revocation include:

a. Failure to notify County staff when the contact person, or contact information,
changes.

b. Violation of the residential vacation rental tenancy standards.

c. Violation of the residential vacation rental maximum occupancy, parking and
noise requirements.

d. The inability of County staff or the Sheriff's Dispatch to reach a contact person.

e. Failure of the local contact person, or property owner, to respond the complaint.

Three verified violations, as determined by a County Planning and Building staff person,

within any consecutive six month period, shall be grounds for revocation of the Minor
Use Permit, Zoning Clearance and/or Business License. Signed affidavits by members
of the community may be used to verify violations. Revocation of the Minor Use Permit,
Zoning Clearance and/or Business License shall follow the same procedure used for
land use permit revocation as set forth in Section 23.10.160 of the Coastal Zone Land
Use Ordinance. The Director of Planning and Building will hold the initial revocation

hearing.

Conditions required to be completed at the time of application for construction permits

Site Development

13. At the time of application for construction permits, submit a revised site plan, floor
plan, architectural elevations to detail exterior finish materials, colors, and height
above natural grade on all sides of proposed buildings to the Department of
Planning and Building for review and approval. The revised plan shall indicate the
following and development shall be consistent with this revised and approved plan:
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a. Revised measurement of average natural grade to reflect the lowest point where
the structure meets existing grade;

b. Revised plans to show a pitched roof with a slope greater than 2.5 in 12; and

a-c.Revised helqht of the reS|dences not to exceed 25 feet above average natural

3.14. At the time of application for construction permits, the applicant shall provide
details on any proposed exterior lighting, if applicable. The details shall include the
height, location, and intensity of all exterior lighting. All lighting fixtures shall be shielded
so that neither the lamp nor the related reflector interior surface is visible from adjacent
properties. Light hoods shall be dark colored.

4.15. At the time of application for construction permits, the applicant shall provide
roofing materials which comply with the requirements of the Avila Beach Specific Plan
and are non-reflective materials.

Fire Safety

5.16. At the time of application for construction permits, all plans submitted to the
Department of Planning and Building shall meet the fire and life safety requirements of
the California Fire Code.

Services

6-17. At the time of application for construction permits, the applicant shall provide
a letter from Avila Beach Community Services District stating they are willing and able to
service the property.

Conditions to be completed prior to issuance of a construction permit

Noise

18. 7———(N-1) The applicant will demonstrate that the homes are designed to minimize«- - -

interior noise exposure including, but not limited to the following features:

Fees

a. Air conditioning or a mechanical ventilation system
b Solid core exterior doors with perimeter weather stripping and threshold seals
C. Exterior finish stucco or brick veneer (or wood siding with plywood under layer)
d Roof or attic vents baffled.
8.19. Prior to issuance of a construction permit, the applicant shall pay all«---

applicable school and public facilities fees.
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Best Management Practices

Prior to issuance of a construction permit, the construction documents shall«-
show that the project complies with Best Management Practices (BMP’s) to address

storm water runoff. The combined set of BMP’s shall be designed to treat and infiltrate
storm water runoff up to and including the 85" percentile storm event.

40-21. “Naturally-occurring asbestos” has been identified by the State Air Resources<«-

Board as a toxic air contaminant. Serpentine and ultramafic rocks are very common in
the state and may contain naturally occurring asbestos. Under the State Air Resources
Board Air Toxics Control Measure (ATCM) for Construction, Grading, Quarrying, and
Surface Mining Operations, prior to construction permit issuance, a geologic
investigation will be prepared and then submitted to the county to determine the
presence of naturally-occurring asbestos. [f naturally occurring asbestos is found at the
site, the applicant must comply with all requirements outlined in the Asbestos ATCM
before grading begins. These requirements may include, but are not limited to, 1)
preparation of an “Asbestos Dust Mitigation Plan”, which must be approved by APCD
before grading begins; 2) an “Asbestos Health and Safety Program”, as determined
necessary by APCD. (For any questions regarding these requirements, contact Karen
Brooks (APCD) at (805) 781-5912 or go to
http://www.slocleanair.org/business/asbestos.asp). Prior to final inspection or
occupancy, whichever occurs first, when naturally-occurring asbestos is encountered,
the applicant shall provide verification from APCD that the above measures have been
incorporated into the project.

Conditions to be completed during project construction

122, Fugitive PM10 Mitigation Measures (All required PM10 measures shall be shown<-

on applicable grading or construction plans. In addition, the developer shall designate
personnel to insure compliance and monitor the effectiveness of the required dust
control measures (as conditions dictate, monitor duties may be necessary on weekends
and holidays to insure compliance); the name and telephone number of the designated
monitor(s) shall be provided to the APCD prior to construction/grading permit
issuance)

a. Reduce the amount of the disturbed area where possible;

b. Use of water trucks or sprinkler systems in sufficient quantities to prevent
airborne dust from leaving the site. Increased watering frequency would be
required whenever wind speeds exceed 15 mph. Reclaimed (nonpotable) water
should be used whenever possible;

c. All dirt stock-pile areas should be sprayed daily as needed;

d. Permanent dust control measures identified in the approved project revegetation
and landscape plans should be implemented as soon as possible following
completion of any soil disturbing activities;

e. Exposed ground areas that are planned to be reworked at dates greater than one
month after initial grading should be sown with a fast-germinating native grass
seed and watered until vegetation is established;
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f. All disturbed soil areas not subject to revegetation should be stabilized using
approved chemical soil binders, jute netting, or other methods approved in
advance by the APCD;

g. All roadways, driveways, sidewalks, etc. to be paved should be completed as
soon as possible. In addition, building pads should be laid as soon as possible
after grading unless seeding or soil binders are used;

h. Vehicle speed for all construction vehicles shall not exceed 15 mph on any
unpaved surface at the construction site;

i. All trucks hauling dirt, sand, soil, or other loose materials are to be covered or
should maintain at least two feet of freeboard (minimum vertical distance
between top of load and top of trailer) in accordance with CVC Section 23114.

Cultural Resources

23.42——(CR-1) During construction/ground disturbing activities, the applicant shall«-

comply with all requirements of the Cultural Resources Monitoring Plan submitted by
Applied EarthWorks Inc., dated May 2008 and revised December 2008, including
retaining a Chumash representative during ground disturbance.

24. 43—(CR-2) Any soil from the embankment that is excavated shall remain on the lot

25. 44——(CR-3) Prior to final inspection, the applicant shall submit the final Phase llI
monitoring/mitigation report (to be completed by Applied EarthWorks, Inc.) detailing all
field and laboratory work completed, materials recovered, and conclusions reached
during all monitoring activities for review and approval. This report shall show how the
project complied with all the required mitigation measures outlined in the submitted

monitoring report by Applied EarthWorks, Inc. (May 2008).

where it originated from or be transported to the approved location as shown on the
“Colony Retrieval Site” map dated July 15, 2006. Reburial and relocation of cultural
materials at this location shall be conducted under the authority of the local Chumash
representative and the project archaeologist who shall also be on site during depositing
of materials and/or reburial activities.

26.45- (CR-4) During construction/ground disturbing activities, in the event

archaeological resources are found to include human remains, or in any other case
when human remains are discovered during construction, the County Coroner shall be
notified in addition to the department of Planning and Building so proper disposition may
be accomplished. If human remains are unearthed, State Health and Safety Code
Section 7050.5 require that no further disturbance shall occur until the County Coroner
has made the necessary findings as to the origin and disposition and pursuant to Public
Resources Code Section 5097.98. If the remains are determined to be of Native
American descent, the coroner has 24 hours to notify the Native American Heritage
Commission (NAHC). The NAHC will then contact the most likely descendent of the
deceased Native American, who will then serve as consultant on how to proceed with
the remains (i.e. avoid, rebury).

Building Height

27. 46 The maximum height of the project is 25 feet from average natural grade.
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a. Prior to any site disturbance, a licensed surveyor or civil engineer shall stake the
lot corners, building corners, and establish average natural grade and set a
reference point (benchmark).

b. Prior to approval of the foundation inspection, the benchmark shall be inspected
by a building inspector prior to pouring footings or retaining walls, as an added
precaution.

c. Prior to approval of the roof nailing inspection, the applicant shall provide the
building inspector with documentation that gives the height reference, the allowable
height and the actual height of the structure. This certification shall be prepared by a
licensed surveyor or civil engineer.

Geology and Soils

28. +7——(GS-1) The applicant shall comply with the recommendations and requirements,«-
or comparable, listed in the submitted Soils Engineering Report and Engineering
Geology Investigation for The Colony, Lots 1 and 11, Avila Beach Drive, Avila Beach,
San Luis Obispo County, California, GeoSolutions, Inc., March 18, 2013 to include:
preparation of building pads, paved areas, pavement design, mat foundation, post-
tensioned slabs, slab-on-grade construction, retaining walls.

29. 48— All applicable geologic mitigation measures from the GeoSolutions Report, March«-
18, 2013 geologic evaluation will be shown on the grading and building plans.
Compliance will be verified by the project engineering geologist with onsite visits during
grading, and verification of all construction documents. Any changes to the
requirements requested by the project engineering geologist due to unforeseen site
conditions shall be reviewed and approved by the Department of Planning and Building
and the project engineering geologist, and shall be shown on all construction
documents.

Conditions to be completed prior to occupancy or final building inspection
lestablishment of the use

30. 49-——Landscaping in accordance with the approved landscaping plan shall be installed<«-
before final building inspection. All landscaping shall be maintained in a viable condition
in perpetuity.

31. 20—Prior to occupancy or final inspection, whichever occurs first, the applicant«- - -

shall obtain final inspection and approval from Cal Fire of all required fire/life safety
measures.

32. 24— Prior to occupancy of any structure associated with this approval, the<- - -

applicant shall contact the Department of Planning and Building to have the site
inspected for compliance with the conditions of this approval.

Cultural Resources
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33. 22——Upon completion of all monitoring/mitigation activities, and prior to occupancy or+- - -

final inspection (whichever occurs first), the consulting archaeologist shall submit a
report to the Environmental Coordinator summarizing all monitoring/mitigation activities
and confirming that all recommended mitigation measures have been met.

34. 23— Prior to final inspection, an easement shall be recorded over the approved+- - - -

location as shown on the “Colony Retrieval Site” map dated November 19, 2008 from
Above Grade Engineering as to prohibit any future disturbance of the buried cultural
materials. Easement language shall be reviewed and approved by the Department of
Planning and Building.

35. 24— Prior to final inspection the applicant shall submit the final Phase Il

monitoring/mitigation report (completed by Applied Earthworks) detailing all field and
laboratory work completed, materials recovered, and conclusions reached during all
monitoring activities for review and approval. This report shall show how the project
complied with all the required mitigation measures outlined in the submitted monitoring
report by Applied Earthworks (December 2008).

On-going conditions of approval (valid for the life of the project)

36. 25— This land use permit is valid for a period of 24 months from its effective date<- - -

unless time extensions are granted pursuant to Land Use Ordinance Section 23.02.050
or the land use permit is considered vested. This land use permit is considered to be
vested once a construction permit has been issued and substantial site work has been
completed. Substantial site work is defined by Land Use Ordinance Section 23.02.042
as site work progressed beyond grading and completion of structural foundations; and
construction is occurring above grade.

37. 26——All conditions of this approval shall be strictly adhered to, within the time frames+- - -

specified, and in an on-going manner for the life of the project. Failure to comply with
these conditions of approval may result in an immediate enforcement action by the
Department of Planning and Building. If it is determined that violation(s) of these
conditions of approval have occurred, or are occurring, this approval may be revoked
pursuant to Section 23.10.160 of the Land Use Ordinance.

38. 27——O0nly the following types of wood burning devices shall be allowed (based on«-- -

District Rule 504): a) EPA-Certified Phase Il wood burning devices; b) catalytic wood
burning devices emitting less than or equal to 4.1 grams per hour of particulate matter,
as verified by a nationally-recognized testing lab; c) non catalytic wood burning devices
which emit less than or equal to 7.5 grams per hour of particulate matter, as verified by a
nationally-recognized testing lab; d) pellet-fueled woodheaters; or e) dedicated gas-fired
fireplaces. Prior to construction permit issuance, such devices shall be shown on all
applicable plans, and installed as approved by the county.
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REVISED CONDITIONS OF APPROVAL - EXHIBIT D
CONDITIONS FOR TENTATIVE PARCEL MAP C0O14-0021

Approved Project

1. This approval authorizes:

gy by-Da and—Ka y iavis—andPa a—Tentative
Parcel Map and Development Plan/ Coastal Development Permit to allow for 1)
the subdivision of an existing 6,000 square foot parcel into two 3,000 square foot
residential parcels as a planned development, 2) construction of two single family
residential units of 1,983 square feet and 1,917 square feet with attached two car
garages on the proposed residential parcels, and 3) use of the residences as two
separate vacation rentals. The project will result in the disturbance of the entire

parcel through development, landscaping and associated improvements.Regquest

Access and Improvements

2. All grading shall be done in accordance with Appendix 33 of the Uniform Building Code.
All lot lines shall be considered as Site Area Boundaries with slopes setback
accordingly.

Common Use Area Easement

3. Reserve easements on the map for front and rear yard common use areas to comply
with condominium/planned development design requirements.

Improvement Plans

4. Prior to map recordation, electric, telephone and cable television services shall be
completed, and shall meet the utilities’ installation requirements, unless (in-lieu) financial
arrangements with the utility for the installation of these systems have been made.

5. The applicant shall enter into an agreement with the county for the cost of checking the
map, the improvement plans if any, and the cost of inspection of any such improvements
by the county or its designated representative. The applicant shall also provide the
county with an Engineer of Work Agreement retaining a Registered Civil Engineer to
furnish construction phase services, Record Drawings and to certify the final product to
the Department of Public Works.
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Improvement Maintenance

6. Prior to map recordation the developer shall submit a proposed Constructive Notice for
the subdivision to the county Public Works Department for review and approval. The
constructive notice shall provide at a minimum the following provisions:

a. The maintenance, within the public road right of way and / or any public
pedestrian easement adjacent thereto, of the sidewalks, landscaping, and
pedestrian amenities fronting each of the separate lots or parcels within the
subdivision in accordance with the county Public Improvement Standards shall
be solely responsibility of the owner of each of the separate lots or parcels
aforesaid and said owner’s heirs, executors, administrators, successors and
assigns in perpetuity, or until specifically accepted for maintenance by a public
agency.

b. After approval the Constructive Notice shall be recorded in the office of the
County Recorder and a copy of the recorded document submitted to the Public
Works Department.

Utilities
7. Electric and telephone lines shall be installed underground.
8. Cable T.V. conduits shall be installed in the street.
9. Gas lines shall be installed.

Vector Control and Solid Waste

10. Prior to Recordation a determination of method of pick-up shall be specified by the
waste handler and if centralized facilities for the pick-up are required, provisions shall be
made within the project for central facilities that meet Coastal Zone Land Use Ordinance
requirements for trash enclosures. If centralized facilities are established, this shall
include provisions for recycling if service is available or subsequent installation of such
facilities if recycling service becomes available in the future.

Fire Protection

11. The applicant shall obtain a fire safety clearance letter from Cal Fire establishing fire
safety requirements prior to filing the final parcel or tract map.

12. Designate a fire lane within all the driveway areas. This lane to be a minimum width of
twenty (20) feet.

Parks and Recreation (Quimby) Fees
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13. Unless exempted by Chapter 21.09 of the county Real Property Division Ordinance or
California Government Code section 66477, prior to filing of the final parcel or tract map,
the applicant shall pay the in-lieu" fee that will be used for community park and
recreational purposes as required by Chapter 21.09. The fee shall be based on the total
number of dwelling units proposed in the case of a condominium, stock cooperative, or
community apartment project.

Additional Map Sheet

14. The applicant shall prepare an additional map sheet to be approved by the county
Department of Planning and Building and the Department of Public Works. The
additional map sheet shall be recorded with the final parcel or tract map. The additional
map sheet shall include the following:

a. The additional map sheet shall contain the final conditions of approval for the
Development Plan/Coastal Development Permit as they are shown in the Notice of
Final Action.

b. The additional map sheet shall show the common use areas as an easement across
the front and rear yards.

c. In accordance with Title 13.01 of the County Code, the applicant shall be responsible
for paying to the Department of Public Works the Avila Road Improvement Fees for
each future building permit in the amount prevailing at the time of payment.

d. The applicant shall demonstrate that the project construction plans are in
conformance with the Source Control BMPs as identified for project incorporation in
the applicant’'s Stormwater Quality Plan Application for Priority Projects.

e. The property owner shall be responsible for the operation and maintenance of public
road frontage sidewalks, landscaping, street lighting, and pedestrian amenities in a
viable condition and on a continuing basis into perpetuity, or until specifically
accepted for maintenance by a public agency.

f. The additional map sheet shall contain the final conditions of approval for the
Development Plan as they are shown in the Notice of Final Action.

Covenants, Conditions and Restrictions

15. The developer shall submit proposed covenants, conditions, and restrictions for the
subdivision to the county Department of Planning and Building for review and approval.
The CC&R's shall establish a home owners association_(or otherwise satisfy the
requirements of California Civil Code Section 4157) and provide at a minimum the
following provisions:

a. A site plan showing the common use areas.
b. Maintenance of landscaping.
c. Maintenance of common areas.
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d. Maintenance of all driveways.
e. A common wall or party wall agreement, deed restriction or other enforceable
restriction will be recorded.

Miscellaneous

16. This subdivision is also subject to the standard conditions of approval for all subdivisions
using community water and sewer, a copy of which is attached hereto and incorporated
by reference herein as though set forth in full.

17. A stormwater pollution plan may be necessary from the Regional Water Quality Control
Board. Provide evidence that it has been obtained or is unnecessary prior to filing the
map.

18. The project shall comply with the requirements of the National Pollutant Discharge
Elimination System Phase | and / or Phase Il storm water program and the County’s
Storm Water Pollution Control and Discharge Ordinance, Title 8, Section 8.68 et seq.

19. This subdivision is also subject to the standard conditions of approval for all subdivisions

using community water and sewer a copy of which is attached hereto and incorporated
by reference herein as though set forth in full.
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SUBDIVISIONS USING COMMUNITY WATER AND SEWER

Community water and fire protection shall be obtained from the community water
system.

Operable water facilities from an approved community water source shall be assured
prior to the filing of the final map. A "final will serve" letter shall be obtained and
submitted to the county Health Department for review and approval stating there are
operable water facilities immediately available for connection to the parcels created.
Water main extensions, laterals to each parcel and related facilities (except well(s)) may
be bonded for subject to the approval of county Public Works, the county Health
Department and the public water utility.

No residential building permits are to be issued until the community (public) water
system is operational with a domestic water supply permit issued by the county Health
Officer.

In order to protect the public safety and prevent possible groundwater pollution, any
abandoned wells on the property shall be destroyed in accordance with the San Luis
Obispo County Well Ordinance Chapter 8.40, and county Health Department destruction
standards. The applicant is required to obtain a permit from the county Health
Department.

When a potentially operational or operational auxiliary water supply in the form of an
existing well(s) is located on the parcels created and approved community water is
proposed to serve the parcels, the community water supply shall be protected from real
or potential cross-contamination by means of an approved cross-connection control
device installed at the meter or property line service connection prior to occupancy.
(Chapter 8.30, San Luis Obispo County Ordinance)

Sewer service shall be obtained from the community sewage disposal system.

Prior to the filing of the map a "final will serve" letter be obtained and submitted to the
county Health for review and approval stating that community sewer system service is
immediately available for connection to the parcels created. Sewer main extensions

may be bonded for, subject to the approval of county Public Works and sewer district.

No residential building permits shall be issued until community sewers are operational
and available for connection.

An encroachment permit shall be obtained from county Public Works for any work to be
done within the county right-of-way.
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An encroachment permit shall be obtained from the California Department of
Transportation for any work to be done on the state highway.

Any existing reservoir or drainage swale on the property shall be delineated on the map.
Prior to submission of the map “checkprints” to county Public Works, the project shall be
reviewed by all applicable public utility companies and a letter be obtained indicating
required easements.

Required public utility easements shall be shown on the map.

Approved street names shall be shown on the map.

The applicant shall comply with state, county and district laws/ordinances applicable to
fire protection and consider increased fire risk to area by the subdivision of land

proposed.

The developer shall submit a preliminary subdivision guarantee to county Public Works
for review prior to the filing of the map.

Any private easements on the property shall be shown on the map with recording data.

All conditions of approval herein specified, unless otherwise noted, shall be complied
with prior to the filing of the map.

After approval by the Review Authority, compliance with the preceding conditions will
bring the proposed subdivision in conformance with the Subdivision Map Act and county
ordinances.

A map shall be filed in accordance with Subdivision Map Act and county ordinance prior
to sale, lease, or financing of the lots proposed by the subdivision.

A tentative map will expire 24 months from the effective date of the approval. Tentative
maps may be extended. Written requests with appropriate fees must be submitted to

the Planning Department prior to the expiration date. The expiration of tentative maps
will terminate all proceedings on the matter.
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